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Master Plan Summary and Process 

  



Summary 

 
The Kaysville City Master Plan includes evaluations, needs assessment, planning and 

budgeting for the Operations Center (Public Works, Power Department, Parks & Fleet), 

Fire Station, Recreation Building, Municipal Center and the former County Library 

Building. 

 

These facilities range in age from the Library Building built in 1944 to the Operations 

Center built in 1992. These facilities have not been remodeled, expanded or rebuilt to 

accommodate the changing needs of the public or current and future staff. However, the 

Recreation Building is the only facility that has been remodeled/ repurposed as the 

building previously housed the Kaysville City Fire Station. In general, these facilities are 

not presently meeting the current and future operational needs of the various city 

departments and the general needs of the public, and the HVAC and electrical systems 

are at or near the end of anticipated life cycle, and restrict utilizing current and future 

technologies. 

 

The City contracted with JRCA Architects to develop a strategic master plan for the 

Kaysville City Facilities to identify priorities, recommend appropriate development 

options, and establish preliminary project budgets. Generally the Master Planning 

included the evaluation of each department’s current and future operation requirements, 

their existing facilities, delivery of services to the public, and consideration of utilizing 

current city property necessary for long term facility needs and expansion. 

 

Master Planning Process 

 
The Master Planning Process included the following activities: 

 

-Organizational / Kick-off Meeting – to confirm project goals and priorities, identify study 

participants, and establish a project schedule. 

-Compile Preliminary Space Needs Summary 

-Individual Department Needs Assessment Interviews – these interviews are designed 

to identify current and ideal operational patterns and procedures.  This survey identifies 

operational concerns as well as potential future levels of service to identify future needs.   

-On-Site Existing Facilities Review with Engineering Consultants - This is not intended 

to be an exhaustive investigation, but to determine the serviceability and identify how 

the existing conditions of each site facility could support the mission of the various 

departments. 

-Conduct Needs Assessment Workshop(s) 



-Assemble Existing Facilities Review Findings 

-Existing Facilities Review Findings / Final Space Needs Assessment Workshop - 

Critically compare each departments operation with existing facilities to determine if the 

operating environment meets those needs on a short term basis, long term basis or if 

operational goals cannot be met by the existing facilities. 

-Conduct Site Master Plan Workshop(s) - Critically compare each departments 

operation with existing facilities to determine if the operating environment meets the 

needs on a long term basis, short term basis or if operational goals cannot be met by 

the existing facilities. 

-Review work flow across site to identify traffic pattern flow, staging and security control 

issues on site as well as exterior storage access. 

-If operational goals cannot be met, assess possibilities of repurposing existing facilities 

to meet other needs. Consider minor upgrades to spaces to make them useable. 

-Based on these identified space needs, develop a Master Plan utilizing both new and 

existing structures to meet the future needs at each location.  Respond to traffic flow, 

staging and security concerns. 

-Develop phasing analysis for long term construction sequencing. Develop potential 

costs of construction model to follow the incremental development of site. 

-Compile Master Plan options / Refine Phasing and Budget 

-Conduct Master Plan / Options / Budgeting Workshop(s)      

-Compile Draft Master Plan Document and present to the City Council  

-Prepare and submit Final Master Plan Document 

 

Needs Assessment 

 
JRCA began the Needs Assessment process by conducting individual interviews with 

designated representatives from each department involved or identified to be included 

as part of the master plan process. 

  

Through these interviews, department operations and activities were discussed, specific 

space requirements were quantified, existing and future equipment requirements were 

evaluated, and the potential for future growth or other changes were identified. 

Following the individual interviews, combined workshops were held with all participants. 

The Space Needs of each department were compiled for the Workshop and each user 

group was tasked to explain and often defend their request. JRCA was able to facilitate 

this discussion, providing alternative suggestions derived from JRCA’s expertise gained 

with other municipalities in the planning and design of their Public Facilities. This 

Workshop also provide the opportunity to discuss and test possible multi and shared-

use of the facilities, specifically in regards to the Operations Center and the former 

Library Building. 



 

These specific requirements are included under the Space Needs Summary section of 

this report. 

 

Existing Facilities Evaluations 

 

As part of this Master Planning process, the JRCA Design Team preformed a review of 

the existing Operations Center, Recreation Building, Fire Station, Library Building and 

Municipal Center. While this evaluation was primarily visual, it does serve to identify the 

current physical condition of the existing buildings and infrastructure, and provides a 

general evaluation of how well the facility supports the current uses. 

The following individuals participated in the review process: 

 

Vance Garfield  Kaysville City Parks and Recreation Supervisor 

Cole Stephens  Kaysville City Parks Director 

 

Scott Holmes   JRCA Architects 

Don Barker   BHB Engineers 

Richard Reeder  VBFA Engineers 

Elaine Fawson  VBFA Engineers 

 

The full text of the compiled Existing Facilities Evaluation report is included in this 

Master Planning document.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Existing Facilities Evaluation 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Fire Department  

 

Architectural: 

 

The Kaysville City fire station was constructed in 2000 and is good condition overall. 

The building structure is sound and has been designed to withstand seismic activity 

outlined in previously issued building codes and has not been evaluated in depth as part 

of this report. The electrical and mechanical systems are approximately 40-50% through 

the anticipated equipment useful life with no indications of issues resulting from ongoing 

maintenance. 

 

The general building finishes are in good condition and show signs of normal 

deterioration given the age of the facility. With ongoing maintenance and regular 

cleanings, the finishes should withstand another 5-10 years before replacement is 

considered. The exterior façade is in good condition with no visible concerns. 

 

Recommendations: 

 

-Installation of a vehicle exhaust evacuation system at the apparatus storage 

bays. These systems are considered a best practice and are essential to 

ensuring the health and safety of department staff, the visiting public, and 

required by current mechanical codes. System types include in-line systems 

attached directly to apparatus exhaust piping or monoxide detectors that 

automatically trigger the operation of air purification units specifically designed to 

filter air pollutants. These units are generally referred to as ‘air scrubbing units’ 

and can be installed in existing spaces with little impact to operations. 

  

-Replace audio and visual systems at the training room. Given the age of the 

facility, the original systems are outdated and potentially incompatible with newer 

technologies. Essential training spaces should benefit from current technologies 

and be adaptable for future requirements. 

 

-Replace furnishings at the training room. Existing furniture is showing signs of 

wear and should be re-evaluated to provide appropriate ergonomics. The training 

tables lack power for portable devices such as phones, laptops, etc. JRCA 

recommends providing these support functions within the table top by use of 

cable management and cubby systems. 

 

 

 



Recreation Building 

 

Architectural 

 

The building was constructed in 1968 utilizing load bearing masonry walls, concrete 

double tee roof and previously housed the Kaysville Fire Department. Current building 

use includes: 

 

 Gymnasium 

 Multi-use Classrooms 

Recreation Administrative offices 

 Recreation equipment storage 

 Recreation equipment check-out 

  

This facility has been determined to be structurally sound with no visible signs of 

deterioration. However, minor seismic upgrades should be considered as recommend in 

the structural review. The upper level of the facility can only be accessed by stairs and 

limits accessibility for those requiring the assistance of an elevator. 

 

For the current recreational uses, the building is adequate with minimal improvements 

necessary to maintain existing functions. Interior finishes are generally in good condition 

as ongoing maintenance and replacement is evident.  

 

This building is currently used for recreation program sign-up and equipment check out 

and the current areas utilized are not sufficient to provide adequate service to the public 

nor is the space considered accessible. This includes the main reception counter at the 

East side of the building. During seasonal equipment check-out periods, this space is 

congested with waiting lines at the exterior of the building. The main reception counter 

is not sized to adequately service the public during high demand periods. 

 

Recommendations: 

 

-Relocating both the Administrative function and the equipment storage and 

check-out to the Operations Center upon completion of the facility remodel work 

described. This will allow for adequate spaces to service the public and provide 

the administrative office space for current and future needs. 

-Remodel the existing offices area and expand the point of entry into the 

recreation building to create a functioning vestibule and reception area. As 

indicated in the space needs, one or two fulltime employees would staff the 

facility. 



-Remodel/ rework existing restrooms to achieve current accessibility standards 

and replace all fixtures and finishes. 

-Remodel all classrooms and convert the upper level equipment storage room 

into a space that can be utilized for education or recreational program use. 

-Construct two stop elevator. 

-Provide access control at exterior doors. 

-Upgrade A/V systems at the classroom spaces. 

-Upgrade data cabling throughout. 

 

Structural 

 

It was our understanding that the fire station was moved out of this facility because it 

couldn’t affordably be brought up to code as an essential facility.  Even though it is not 

required by code, the city may want to consider seismically upgrading the facility better 

protect it from small to moderate earthquakes.  As a minimum we recommend the 

following: 

-The roof diaphragm be strengthened by tying the precast tees together. 

-The roof structure be anchored better to the exterior walls. 

-The floor structure be anchored better to the exterior walls. 

 

Mechanical 
 

The HVAC system is made up of gas fired furnaces with DX cooling.  Furnaces are of 

varying age, from relatively new to +10 years old.  None of the furnaces have fresh air 

ducted to them. ATC controls are very basic with individual, standalone thermostats for 

each system. The building does not have a fire sprinkler system. 

 

Problems/Deficiencies 

-The HVAC systems are old and furnace systems do not have fresh air.   

 

Remaining Useful Life of Existing Equipment 

-The equipment in this building is very old and has exceeded the recommended 

useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the HVAC systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide better ventilation and comfort.  The 

renovation of the areas served by furnaces would impact the ceilings and lighting and 

should therefore be part of a larger renovation project to upgrade the interiors. 

 



Plumbing Systems 

 

Plumbing fixtures appear to be in fair condition.  Some of the faucets and flush valves 

have sensor valve control. The water heater is a gas fired water heater.   

 

Problems / Deficiencies 

-The plumbing system looks fair for its age.  It is anticipated that the domestic 

piping may be experiencing internal corrosion and clogging, but pressure is 

reported adequate.  The plumbing fixtures are old, but in fair condition.   

-The plumbing fixtures and water heater(s) in this building are all very old and 

have exceeded the recommended useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the plumbing systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide a better appearance.  The renovation 

of the plumbing would impact the ceilings and lighting and should therefore be part of a 

larger renovation project to upgrade the interiors. 

 

Electrical 

 

The existing electrical service is 225 amp 120/240 volt 3 phase 4 wire delta. There is no 

capacity for expansion.  We understand there is no new work planned for this building. 

 

Lighting 

 

The lighting fixtures appear to be recently updated and appear to be in good condition.   

 

Automatic Lighting Controls 

 

There are no automatic lighting controls in the building, as required in current energy 

codes.  This contributes to higher energy costs, shorter lamp life, and higher air 

conditioning heat loads.  If the building is expanded, it will require new lighting controls 

throughout the space. 

 

Fire Alarm System 

 

There does not appear to be a fire alarm system in the building.  The Owner may 

consider adding a system for added measure of safety. 

 

Communications 



 

The existing data cabling is Cat 5e should be replaced with Cat 6 per Kaysville City 

standards. 

 

Operations Center Building 

 

Architectural 

 

The facility was constructed in 1992 utilizing load bearing masonry walls, steel columns, 

steel girders and steel joists. Current building use includes: 

 

 Power Department  

Public Works 

 Parks and Recreation 

 Fleet Maintenance 

 

The building has been determined to be structurally sound with no visible signs of 

deterioration or stress. The roofing system is ballasted with occasional leaks over the 

years according to facility staff. The exterior finishes show signs of deterioration and 

have not been updated or replaced since the building was constructed. The interior 

finishes have performed well, however they are dated and replacement should be 

considered with or without extensive building remodeling. 

 

Given the age of the facility, the general design, floor plan layout and related 

components do not meet general accessibility requirements. It would be in the interest 

of Kaysville City to ensure the facility is brought into current standards where feasibility 

allows for such improvements. 

 

The vehicle bay storage areas are sized adequately to serve the current purposes with 

the exception of the fleet maintenance area. The vehicle bays at the west end utilized 

for public works do not allow for through bay circulation as the north end has been 

altered to allow for additional parking. The exterior vehicle washing area is functional 

when weather is not an issue. Meaning, the wash area cannot be utilized in the winter 

time and consideration should be given to construct an enclosed wash bay for year 

round use. 

 

General material storage has been maximized with departments having to utilize 

portable storage units on site or other municipal facilities throughout the city. Best 

practices should provide for all department material and facility storage to be accessed 

at a central location. 



 

The office spaces are small and often shared between multiple users with varying types 

of furnishings oriented to accommodate the needs of the staff. This deficiency will often 

lead to reductions in staff performance, lowered morale and may affect staff health.  

 

In summary, the building area is no longer sufficient to support both current and future 

space needs, and functional needs of all departments and attributes to the following 

inefficiencies: 

 

 -Departmental circulation and organization. 

 -Inadequate office, conference and training space throughout.  

 -General material storage and vehicle/ equipment storage for all departments 

 -Limitations with fleet maintenance to service multiple vehicles. 

 -Public access to all departments and general accessibility. 

 -Adequate parking for staff and public. 

 

Recommendations 

 

-Building additions as recommend with space needs assessment. 

The exterior finishes show signs of deterioration and should be evaluated for 

replacement or re-finishing. 

-Remodel interior to create efficient circulation, accessibility, life safety and 

functionality for proposed combined Fleet Maintenance and Parks & Recreation 

building. 

-Upgrade interior building finishes- Paint, flooring, ceilings, doors and hardware if 

an extensive remodel is not considered. 

-Reconstruct restrooms to allow for accessibility if an extensive remodel is not 

considered. 

-Replace ballasted roof system with a membrane system and new rigid insulation 

to increase envelope performance. 

-Replace existing exterior fenestration with new assemblies to increase envelope 

performance. 

  

Structural 

 

This building was constructed under the modern building codes.  The required seismic 

design forces have increased since the time this building was constructed; however, it is 

not necessary to perform a seismic upgrade of the facility due to the fact the masonry 

walls are reinforced and how the rest of the building was designed and constructed.  



Due to the size of the building and its type of construction, it may be able to resist 

current code lateral design forces. 

 

If in the future, if an addition to this building is built without an expansion joint between it 

and the existing building, the existing building will need to be analyzed to determine its 

seismic capacity especially at the interface.  If the interface is in-adequate to resist the 

current code design forces, it will need to be strengthened at that time. 

 
Mechanical 

 

The HVAC systems are original equipment. The shop areas are cooled by evaporative 

coolers.  The vehicle exhaust doubled for the evaporative cooler relief systems.  The 

vehicle exhaust system draws from near floor level.  The evaporative coolers were 

reported to be inadequate for cooling.  The systems are not used.  Several evaporative 

coolers have been removed. Maintenance has a supplemental evaporative cooler that is 

being used.   

 

Gas unit heaters provide the heating for the shops.  The capacity is reported to be 

adequate.  Several have been replaced with new unit heaters. The maintenance shop 

also has (2) radiant heaters, but the space is reported to stratify in the cold seasons.  

The occupants reported that the floor area is uncomfortably cold. 

 

There is a vehicle exhaust system in the maintenance shop that is still used. The shop 

compressed air system is reported to function adequately with adequate pressure and 

capacity. 

 

There are original forced air furnaces with dx cooling serving areas of the building. The 

furnaces do not have any fresh air.  The condensing units are on the roof. The Meter 

shop has its own furnace with dx cooling. ATC controls are very basic with individual, 

standalone thermostats for each system.    

 

The building has a wet fire sprinkler system. 

 

Problems / Deficiencies 

-The evaporative cooling / vehicle systems were reported as never having 

functioned satisfactorily to meet the building needs.  The furnaces are an 

adequate type of system but without any ducted fresh air the system does not 

meet the ventilation codes. 

-All of the equipment is original equipment and therefore approximately 23 years 

old.  This exceeds the recommended useful life for all of the equipment. 



 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the HVAC systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide better ventilation and comfort.  The 

renovation of the areas served by furnaces would impact the ceilings and lighting and 

should therefore be part of a larger renovation project to upgrade the interiors. The 

renovation of the shop areas would be fairly straight forward because there are not a lot 

of ceilings to deal with.   

 

Plumbing 

 

The domestic water line enters the west side of the north end of the building.  The water 

quality and pressure is reported to be adequate.  There pressure is controlled by a 

direct acting pressure reducing valve. Plumbing fixtures appear to be in fair condition.  

All of the faucets and flush valves are manual style. Water heater was reported to be 

original equipment. 

 

The roof drains and roof drain overflows have plastic strainers.  Their condition looks 

adequate. The roof drains overflow discharge high on exterior walls on the east side is a 

vehicle wash bay. 

 

Problems / Deficiencies 

-The plumbing system is reported to be functioning fair for its age.  It is 

anticipated that the domestic piping may be experiencing internal corrosion and 

clogging, but pressure is reported adequate.  The plumbing fixtures are old, but 

in fair condition.   

-The plumbing fixtures and water heater(s) in this building are all very old and 

have exceeded the recommended useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the plumbing systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide a better appearance.  The renovation 

of the plumbing would impact the ceilings and lighting and should therefore be part of a 

larger renovation project to upgrade the interiors. 

 

Electrical 

 



The electrical service is 120/208 volt 3 phase.  The main panel is a 1600 amp GE 

fusible switchboard with (3) 400 amp fusible switches and (3) 200 amp switches.  The 

capacity of the service is adequate for the existing building, however, there is no space 

available in the existing switchboard to add new loads.  If the building is expanded, the 

main switchgear will need to be replaced in order to provide breakers for new panels. 

 

Emergency power is provided by a 40 KW diesel generator which is adequate for the 

existing life safety lighting.  No problems were reported with the operation of the 

generator, however its useful life has already been met.  If the building is expanded, it is 

suggested that a new larger generator be provided with separate transfer switches and 

panels for life safety, and nonessential emergency loads, to meet current codes. 

The receptacles in the garages are not GFI protected as required by code, and need to 

be replaced 

 

Lighting 

 

The lighting fixtures appear to be from the original construction. The office areas are 

mainly parabolic or acrylic lensed lay-in type, and the service areas are industrial strip 

lights.  The Owner reports a higher than expected ballast failure in the existing lights.  It 

is suggested that the lighting be upgraded to more efficient LED or high efficiency T-8 

lamp/ballast fixtures. 

 

Automatic Lighting Controls 

 

There are no automatic lighting controls in the building, as required in current energy 

codes.  This contributes to higher energy costs, shorter lamp life, and higher air 

conditioning heat loads.  If the building is expanded, it will require new lighting controls 

be added throughout the building. 

 

Fire Alarm System 

 

The existing fire alarm system is a Silent Knight system.  The building does not meet 

current codes for notification (horn/strobe) devices.  If the building is expanded, it would 

need to be brought up to current codes.  The existing fire alarm panel may not be 

capable of expansion.  It is recommended to upgrade the fire alarm system. 

 

Communications 

 

The existing data cabling is Cat 5e should be replaced with Cat 6 per Kaysville City 

standards. 



Operations Center Site 

 

The Current useable area is approximately 247,541 sf. or 5.68 acres. The entire 

Operations Center site includes 208,217 sf. or 4.78 acres currently leased to a 

landscape company to the south. Kaysville City has provided tenant notification of the 

intent to not renew the lease. This will allow for the planned site expansion and allow for 

new construction within the site. 

 

Current site use includes the following: 

 

Operations Center 

Fuel Island 

Material and yard storage for Power, Public Works and Parks & Recreation 

Vehicle storage for all departments 

Public and employee parking 

 

Current yard area appears to meet current needs however, improvements to yard layout 

and circulation can dramatically increase overall efficiency. Security should be 

addressed to improve vehicular access to the site and yard while ensuring separation 

from public parking and circulation areas. 

 

The main yard access creates a bottle neck with parking and road access with the 

security gate usually in the open position. The main access would benefit from a shift to 

the south, wider access, gate upgrade and access control components. A secondary 

access point with a security gate utilizing access controls should be considered at the 

west side of the yard to reduce congestion at the main access.  

 

A portion of the site is visually secured with concrete panel fencing, however a large 

portion of the site lacks this essential component. Additional site lighting should be 

considered to increase the yard security. 

 

The existing fuel island is not secured and often the public tries to access the pump. 

Current EPA standards require fuel stations to be covered to reduce containment runoff 

for which this station is not. To maintain security and access, the fuel station should be 

relocated within the secure perimeter of the site. 

 

A portion of the site is not paved and lacks storm water management. The 

recommended improvements will require additional storm water management and 

should include improvements to the existing systems. 

 



Between each department, utility vehicles are parked without protection from the 

weather. Best practice at a minimum would be providing canopy storage to protect the 

cities investment in essential equipment. Furthermore, this report evaluates enclosed 

storage requirements for snowplows, essential public works equipment and power 

department equipment. 

 

Recommendations 

 

-Re-acquire south property to increase Operations Center site capacity 

-Construct a new 34,000 sf. building to house both Power and Public Works 

-Construct a new 10,800 sf. vehicle storage building for equipment used year 

round 

-Rework material and yard storage areas for all departments 

-Construct new fuel island within the secure perimeter 

-Construct covered vehicle parking areas and covered material storage bins 

-Add site lighting for increase security 

-Improvements to parking, both public and employee 

-Create secondary site access from Deseret Dr. 

-Provide additional solid site fencing and automatic gates to screen yard area 

-Replace existing asphalt paving throughout and site storm water management 

 

Former County Library Building 

 

Architectural 

 

Constructed in 1944 with load bearing wood framing, 2x4 wood truss roof construction 

with an elevated floor system consisting of wood joist, beams and posts. The exterior 

façade includes stacked cobble stone with precast concrete window sills and fascia. 

The exterior window assemblies are original to the building construction and do not 

provide thermal efficiencies. Over the lifecycle of the facility, the exterior door 

assemblies have been upgraded, however consideration should be given to upgrade 

the assemblies to achieve a higher level of thermal performance and accessibility. 

 

The roof structure is pitched without eaves to protect from potential water penetration. 

The asphalt shingle roof is aged and should be replaced to match the surrounding 

building structures. This work would also include replacement of the rain gutter system. 

 

The NW corner of the building has experienced ‘floor sinking’ and upon further 

investigation, it appears that water as penetrated the corner of the building and has 

caused rotting and settling. The interior finishes are dated and consideration for 



replacement should be given. Accessibility is an issue with existing building entrances, 

restrooms and office spaces. 

 

The basement area houses the original boiler system used for heating purposes and is 

wrapped with an insulating barrier containing asbestos. The boiler system is no longer 

utilized and will need to be removed and associated abatement required. Access to the 

mechanical space is limited and requires a higher level of planning to remove the 

system. Please note the proposed re-use and floor plan is built around removal of this 

equipment and recapturing a portion this space. 

 

The Stewart Art Gallery currently occupies approximately 700 sf. and is anticipated to 

remain housed in this facility until a final direction of the buildings use is determined. In 

either case, the Stewart Gallery shall either remain housed in the current space or 

relocated to the Municipal Center as recommended. 

 

In summary, this facility is context sensitive and provides historical value to the citizens 

of Kaysville City. In determining the final use of this building, applicable options should 

be presented and reviewed publically and allow input by the citizens. The building is 

currently vacant and not being utilized for municipal functions. High priority should be 

given towards establishing a use for this facility as unused public spaces are viewed 

unfavorably by the public. 

 

Recommendations: 

-For future use and occupancy, the building will require substantial improvements and 

replacement of all building systems including substantial seismic improvement to the 

structural systems. 

-Create new Kaysville City Community Development and Legal Building per the 

Architectural space plan and cost opinion provided. Remove and temporarily store the 

Stewart Gallery until the planned space at the Municipal Center is constructed. 

-Replace the roofing system and perimeter storm water management. 

-Remove rooftop HVAC units. 

-Provide new thermal insulation at the roof level to improve thermal performance. 

-Replace all exterior door and window assemblies. 

-Provide building access control. 

-Install automatic fire suppression system. 

 

 

 

 

 



Structural 

 

We would recommend this building be seismically upgraded.  In its present condition, it 

would probably perform poorly under a moderate to major size earthquake.  Based 

upon our experience we would recommend the following: 

 

-Exterior unreinforced stone walls be anchored better to the roof and floor system. 

-Additional shear walls be constructed in the east-to-west direction to resist lateral 

forces due to earthquakes.  This could be wood, concrete or masonry walls. 

-The exterior unreinforced stone walls be braced for out-of-plane lateral forces.  This 

can be accomplished by tying the walls back to an interior wood or metal stud wall 

system. 

-The northwest and northeast corners of the floor be raised and leveled. 

-Do an analysis of the roof system to make sure the truss members and their 

connections are adequate.  We recommend this because when the building is 

remodeled and used for a different function more roof insulation may be added.  This 

will increased the snow load because the snow will not melt as quickly allowing more 

snow build-up. 

 

Mechanical 

 

There is an existing steam boiler in the basement that is no longer functional.  It is 

reported to have asbestos.  The old steam radiators thought-out the buildings have 

been abandoned. The building HVAC is provided by rooftop heat air to air heat pumps.  

There are (2) and provide the building with (2) temperature zones.  Rooftop heat pumps 

are only accessible by exterior ladders. ATC controls are very basic with individual, 

standalone thermostats for each system.    

 

The building does not have a fire sprinkler system. 

 

Problems / Deficiencies 

-The rooftop heat pumps should adequately serve the building.  Only 2 temperature 

zones is limiting, but functional. 

-The equipment serving this building is very old and has exceeded the recommended 

useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the HVAC systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide better ventilation and comfort.  The 



renovation of the areas served by rooftop heat pumps would impact the ceilings and 

lighting and should therefore be part of a larger renovation project to upgrade the 

interiors. 

 

Plumbing 

 

The domestic cold water enters the boiler room.  There is a gas fired water heater with a 

domestic hot water recirculation system serving the building. Plumbing fixtures appear 

to be in fair condition.  All of the faucets and flush valves are manual style. 

 

Problems / Deficiencies 

-The plumbing system looks fair for its age.  It is anticipated that the domestic 

piping may be experiencing internal corrosion and clogging, but pressure is 

reported adequate.  The plumbing fixtures are old, but in fair condition.  

-The plumbing fixtures and water heater(s) in this building are all very old and 

have exceeded the recommended useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the plumbing systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide a better appearance.  The renovation 

of the plumbing would impact the ceilings and lighting and should therefore be part of a 

larger renovation project to upgrade the interiors. 

 

Electrical 

 

The existing electrical service is 400 amp 120/240 volt 3 phase 4 wire delta.  It is fed 

from pole mounted transformers across the road to the east.  There is no capacity for 

expansion.  The panels are outdated and need to be replaced.  It is suggested that the 

electrical service be upgraded for the new intended use. 

 

Lighting 

 

The existing fluorescent lighting appears to be in working order.   It is suggested that the 

lighting be upgraded to more efficient LED or high efficiency T-8 lamp/ballast fixtures for 

the new intended use.  There did not appear to be adequate emergency egress lighting.  

Emergency lighting should be added with emergency battery packs or an inverter. 

 

 

 



Automatic Lighting Controls 

 

There are no automatic lighting controls in the building, as required by current energy 

codes.  The lighting controls will need to be upgraded for the new intended use to meet 

current energy codes. 

 

Fire Alarm System 

 

The existing fire alarm system is a Notifier zoned system.  The building does not meet 

current codes for notification (horn/strobe) devices.  If the building is remodeled, it would 

need to be brought up to current codes.  The existing fire alarm panel may not be 

capable of expansion.  It is recommended to upgrade the fire alarm system. 

 

Communications 

 

New CAT6 cabling will need to be provided throughout in conjunction with the final 

intended use. Existing fiber connection into the building will remain and be utilized with 

the buildings future use. 

 

Municipal Center 

 

Architectural 

 

Constructed in 1986 with load bearing wood framing and wood framed truss roof with 

slab on grade concrete floor. Current uses include: 

 City Administration 

Community Development (Planning, zoning & Engineering and Building 

Departments) 

 Information Technology 

 City Council Room and Dias, and Multipurpose Space 

 Record Storage 

 

The Building has been determined to be structurally sound with no visible signs of 

deterioration. The façade consist of staked river rock masonry, sloped roof with standing 

seam metal paneling and partial low slope roof. The exterior façade and fenestration 

assemblies are adequate and should remain so with upkeep and maintenance as 

required. The low slope roof has recently been replaced with a new membrane system. 

The mechanical systems include both roof top  mounted and mechanical mezzanine 

systems that are described within the mechanical portion. 

 



Recently, the site landscaping has been reconstructed with the exception of the east 

end and north east areas of the site. To our knowledge, minor changes to the 

landscaping will be completed in the near future. 

 

The building use is split naturally with a main corridor and lobby which provides 

adequate circulation and waiting space. The west half provides for the City Council 

room and multipurpose room, the Building Department and public restrooms. The east 

half provides for the Administration, Community Development and Information 

Technology. 

 

The combined areas of both the City Council and Multipurpose rooms appear to be 

adequate and meet the needs of public meetings and other municipal functions. The 

council dias is not accessible and should be reconfigured to allow for a ramp function. 

The current A/V systems and lighting systems within these spaces are dated and are 

planned for replacement. Please refer to the recommendations and cost opinion. 

 

In general the building services the public with minimal issue, however the layout is no 

longer sufficient to support both current and future space needs which includes the 

addition of the Kaysville City legal department. A good example to note is the change of 

the break room to an office space to meet the physical needs of current staffing. The 

result is there is not a functioning break area for staff to utilize. 

 

Accessibility is also a concern as the main public restrooms, staff restroom and other 

building components do not meet current accessibility standards. Other components 

include door hardware, push and pull space adjacent to door assemblies, lower counter 

top height at reception counters, door closers, etc. 

 

The building finishes are also dated with the majority original to the buildings 

construction. Flooring finishes, painting, ceiling tile replacement and other finishes 

should be considered for replacement. 

 

Recommendations: 

 

-Phased remodel and re-purpose of specific areas to meet current and future 

staffing needs per the Architectural space plan provided. 

-Relocate Community Development and future Legal Department to former 

County Library Building. 

-Information Technology will move into office space formally used by the Building 

Department. 



-Create new public reception and clerk workstations at former P&Z and 

Engineering reception. 

-Create new combined Stewart Art Gallery and large conference space at 

previous reception/clerk area. 

-Construct new City Council Dias and A/V systems and replace lighting systems. 

Hold interim meetings at the police station training/ meeting room during 

remodel. 

-Increase Administrative record storage capacity. 

-Reconstruct break room function. 

-New finishes at main building lobby space. 

-Provide access control at exterior doors. 

-Replace data cabling throughout. 

-Phased replacement of HVAC systems should be planned for and considered to 

be contingent on final scope of remodel. 

 

Structural 

 

This building also was constructed under the modern building codes.  The required 

seismic design forces have increased since the time this building was constructed; 

however, it is not required by code to perform a seismic upgrade of the facility.  Due to 

the size of the building and its type of construction it may be able to resist current code 

lateral design forces. 

 

Mechanical 

 

Most of the HVAC systems appear to be original equipment except a few modifications, 

i.e. the north end of the council area has been converted into offices.  The offices are on 

the same temperature zone as the council areas. 

 

There are two different types of HVAC systems serving the building and they provide a 

total of 4 temperature zones.  The west end including the council chamber is served by 

an air handling unit with gas duct heater and dx cooling.  The air handler is constant 

volume air delivery.  Another noticeable deficiency is long flex ducts were used for air 

distribution. This is inefficient for a duct system.  

 

There are 3 furnaces with dx cooling in the attic serving the other areas of the building 

and providing the other 3 temperature zones.  The condensing units are on the roof. 

ATC controls are very basic with individual, standalone thermostats for each system.    

 

The server room is served by a dedicated split system type of air conditioning. 



 

The building does not have a fire sprinkler system. 

 

Problems / Deficiencies 

-The HVAC systems are old and furnace systems do not have fresh air.  The 

council chambers air handler is a constant volume reheat system that is a very 

energy inefficient and violates the current codes. 

-The equipment in this building is very old and has exceeded the recommended 

useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the HVAC systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide better ventilation and comfort.  The 

renovation of the areas served by furnaces and air handling unit would impact the 

ceilings and lighting and should therefore be part of a larger renovation project to 

upgrade the interiors. 

 

Plumbing 

 

Plumbing fixtures appear to be in fair condition.  All of the faucets and flush valves are 

manual style. A small water heater serves the domestic hot water needs. 

 

Problems / Deficiencies 

-The plumbing system looks fair for its age.  It is anticipated that the domestic 

piping may be experiencing internal corrosion and clogging, but pressure is 

reported adequate.  The plumbing fixtures are old, but in fair condition.   

-The plumbing fixtures and water heater(s) in this building are all very old and 

have exceeded the recommended useful life for this type of equipment. 

 

Contingent on the anticipated useful life of the building, we recommend that a major 

renovation of the plumbing systems be carried out to update the system.  The new 

systems should be designed to be energy efficient and in compliance with current 

building codes.  The new systems would provide a better appearance.  The renovation 

of the plumbing would impact the ceilings and lighting and should therefore be part of a 

larger renovation project to upgrade the interiors. 

 

Electrical 

 



The electric service is 120/208 volt 3 phase fed from pole mounted transformers located 

to the east of the building across the road.  There are (2) 400 amp service disconnects 

located in a closet within the building.  They do not have code required clearance.  

There is no capability of adding new breakers for new panels.   We suggest that the 

service be replaced and located in a new electrical room with adequate clearance.  The 

branch panels are outdated and new breakers would be difficult to find.  We suggest 

that the panels be replaced with new. 

 

Adjacent to the power pole is a Kohler emergency generator and transfer switch.  The 

whole building is backed up by the generator. We were unable to verify the size of the 

generator.  There does not appear to be a method to disconnect power on the line side 

of the transfer switch.  Current codes require a separation of life safety and nonessential 

emergency power.  If the building is expanded, it is suggested that only life safety loads 

and selected nonessential loads be connected to the generator.  Separate transfer 

switches and panels for life safety, and nonessential emergency loads would need to be 

added to meet current codes 

  

Lighting 

 

The lighting fixtures appear to be from the original construction. The office areas are 

mainly acrylic lensed type, and the council chambers are incandescent track lights and 

pendants.  If the building is remodeled the incandescent lighting will need to be replaced 

with a more efficient lighting fixture to meet the energy code. It is suggested that the 

office lighting also be upgraded to more efficient LED or high efficiency T-8 lamp/ballast 

fixtures. 

 

Automatic Lighting Controls 

 

There are no automatic lighting controls in the building, as required in current energy 

codes.  This contributes to higher energy costs, shorter lamp life, and higher air 

conditioning heat loads.  If the building is expanded, it will require new lighting controls 

throughout the building. 

 

Fire Alarm System 

 

The existing fire alarm system is a Notifier zoned system.  The building does not meet 

current codes for notification (horn/strobe) devices.  If the building is expanded, it would 

need to be brought up to current codes.  It is recommended to upgrade the fire alarm 

system. 

 



Municipal Block Parking Assessment 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Kaysville City Hall / Library Annex / Law Enforcement Center
April 3, 2015

Department Number of 

Employees

Occupants / 

Vehicle Ratio

Number of 

Parking 

Spaces 

Required

Anticipated 

Visitors

Occupants / 

Vehicle Ratio

Number of 

Parking 

Spaces 

Required

Administration 13 1 13 4 1 4

Legal 3 1 3 1 1 1

Community Planning and 

Development 9 1 9 4 1.5 3

IT 3 1 3 0 1 0

Outside City Staff 5 1 5 0 1 0 Visiting City Hall

Museum 1 1 1 4 1.5 6 Assumes 1 Volunteer & 4 Visitors

Future (Remainder of Library ) 4 1 4 2 1.5 3 Assumes Future City Offices

Council Chambers 10 1 10 30 1.5 20 Average Usage - Evening

Council Chambers / Meeting 0 1 0 20 1.5 13 Average Usage - Daytime

Average (Peak) Municipal Center 

Parking Requirements 8AM - 

5PM 33 14 47

Assumes only 2/3 of anticipated City 

Hall visitors at any one time

Average Municipal Center 

Parking Requirements 5PM - 

10PM 10 20 30

Use of Council Chambers Plus 10 

Council Memebers and Staff   Does 

not include Theater Parking

Police Headquarters Parking 

Requirements 8AM - 5PM 20 1.5 13 13

Includes Police Station Visitors and 

use of Community Room

 Parking Requirements 5PM - 

10PM 30 1.5 20 20

Community Room 1 to 2 evenings per 

week

Maximum Average Daytime 

Usage 60

Maximum Average Evening 

Usage 50 Does not include Theater Parking

Available Parking                                             

Municipal Center Site 60

Municipal Center On-Street 

Parking 10

Total Municipal Center Parking

70

Police Visitor Parking 5

Police On-Street Parking 4

Total Police Visitor Parking 9

Total Parking Available 79
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Police Staff Parking is Provided in Separate Segragated Parking Area



feet

meters

200

60

17 Spaces
24 Spaces

8 Spaces

11 Spaces

Revised Police Visitor Parking
5 Spaces

Total Public and City
Hall Staff Parking

Available
65 Spaces

April 3, 2015



Space Needs Assessment 

  



Kaysville City Master Plan
Space Needs Summary

4/11/2016

Space No. Space Description Existing Area Design Requirement Area Deficiency Comments
1.00 Operations Center Building 25,376 S.F. 54,771 S.F. 53.67%
3.00 Recreation Center Building 7,350 S.F. 8,414 S.F. 12.64%
4.00 Municipal Center Building 10,081 S.F. 12,261 S.F. 17.78%
5.00 Former County Library Building 6,231 S.F. 0 S.F. N/A
6.00 Community Development & Legal Building S.F. 6,420 S.F. N/A Future recommended use of former Library Building

Space Space Description Existing Area Design Requirement Area Deficiency Comments
2.00 Operations Center Site 4.55 Acres 3.39 Acres 134.29% Existing is  an approx. calc. of current usable yard area



Kaysville City Master Plan
Space Needs Summary
Operations Center
4/11/2016

Space No. Space Description Staff Existing
Staff Qty. Existing Area 5-10 Yr.

Req'd
10-20 Yr.

Req'd
Space

Standard
Area

Multiplier
Gross Area

Total Comments Notes

1.1 Public 235 S.F. 977 S.F. 742
1.1.1 Vestibule 1 54 S.F. 1 54 S.F. 1.00 54 S.F. Area is  slightly undersized
1.1.2 Public Lobby 1 65 S.F. 1 180 S.F. 1.30 234 S.F.
1.1.3 Small Conference Room 1 116 S.F. 1 180 S.F. 1.30 234 S.F. Currently shared w/ Power & PW. Undersized
1.1.4 Large Conference Room S.F. 1 350 S.F. 1.30 455 S.F.
1.1.5 S.F. S.F. 0 S.F.
1.1.6 S.F. S.F. 0 S.F.
1.1.7 S.F. S.F. 0 S.F.
1.2 Power 6,938 S.F. 19,589 S.F. 12,651

1.2.1 Director Gary Hatch 1 233 S.F. 1 250 S.F. 1.30 325 S.F. Add small conference area
1.2.2 Operations Supervisor/ Crew reporting 1 128 S.F. 1 200 S.F. 1.30 260 S.F. (1) work & (3) report writing in current office
1.2.3 Admin Workstation S.F. 100 S.F. 1.30 0 S.F. Shared, see Common 1.6
1.2.4 Resource Service Manager (City Hall) 1 192 S.F. 1 100 S.F. 1.30 0 S.F. Office 128 on CH FL Plan
1.2.5 Blue Stakes Manager 1 104 S.F. 1 1 100 S.F. 1.30 130 S.F. Mezzanine Office
1.2.6 Substation Technician S.F. 1 2 150 S.F. 1.30 195 S.F. Future Position
1.2.7 Meter Tech S.F. 1 2 120 S.F. 1.30 156 S.F.

1.2.7.1 Meter Reader 1 S.F. 100 S.F. 1.30 0 S.F. Transient - Reports to CH
1.2.8 Material/ Product Storage 1 1,053 S.F. 1 1 3,600 S.F. 1.10 3,960 S.F.

1.2.8.1 Material/ Product Storage (Mezzanine) 1 1,743 S.F. 1 2,000 S.F. 1.10 2,200 S.F. Request ground level storage 
1.2.9 Engineer S.F. 1 120 S.F. 1.30 0 S.F. Future Position

1.2.10 Drafter S.F. 1 100 S.F. 1.30 0 S.F. Future Position
1.2.11 Purchaser S.F. 1 100 S.F. 1.30 0 S.F. Future Position
1.2.12 Standards S.F. 1 96 S.F. 1.30 0 S.F. Future Position
1.2.14 Lockers 8 S.F. 15 1 8 S.F. 1.30 156 S.F. Single Full height
1.2.15 Work/ Assembly 1 325 S.F. 1 500 S.F. 1.30 650 S.F. Includes lockers currently Increased area for training space
1.2.16 Storage Bays 4 3,160 S.F. 8 980 S.F. 1.30 10,192 S.F. 24'X40' Bay Size
1.2.17 Conference Room S.F. 1 250 S.F. 1.30 325 S.F.
1.2.18 Training Room S.F. 1 500 S.F. 1.30 650 S.F.
1.2.19 Record Storage S.F. 1 300 S.F. 1.30 390 S.F.

1.3 Parks & Recreation 5,568 S.F. 8,885 S.F. 3,317
1.3.1 Director- P & R Vance Garfield 1 182 S.F. 1 250 S.F. 1.30 325 S.F. Mezzanine Office
1.3.2 Parks Director Cole Stephens 1 156 S.F. 1 250 S.F. 1.30 325 S.F. Mezzanine Office
1.3.3 Recreation Director Kris Willey 1 144 S.F. 1 250 S.F. 1.30 325 S.F. Office is  currently at Rec Center Consider office at Operations Center
1.3.4 Parks Crew Leader Shawn 2 175 S.F. 2 100 S.F. 1.30 260 S.F. Mezzanine -Two workstations @ 87 sf.
1.3.5 PT Gardner 0.5 S.F. 3 33 S.F. 1.30 130 S.F. Shared with Parks Crew Leader Shared workstation
1.3.6 Parks Foreman 1 90 S.F. 2 100 S.F. 1.30 260 S.F. Mezzanine Office?
1.3.7 Common Office 1 372 S.F. S.F. 0 S.F. Mezzanine level
1.3.8 Storage Bays 2 2,016 S.F. 3 980 S.F. 1.10 3,234 S.F. 24'X40' Bay Size

1.3.8.1 Small Equipment Storage Bay 1 833 S.F. 1 980 S.F. 1.10 1,078 S.F. 24'X40' Bay Size
1.3.8.2 Maintenance Work Area S.F. 1 980 S.F. 1.10 1,078 S.F. Currently included w/ storage bays
1.3.8.3 Out Building Storage 1 100 S.F. S.F. 0 S.F. On-site storage shed
1.3.8.4 Mezzanine Storage 1 750 S.F. S.F. 0 S.F. Existing above storage bays
1.3.8.5 General Storage 1 750 S.F. 1 1,400 S.F. 1.10 1,540 S.F. Adds 500 S.F. to onsite storage, verify amount
1.3.9 Record Storage S.F. 1 300 S.F. 1.10 330 S.F.
1.4 Fleet Maintenance 2,327 S.F. 6,886 S.F. 4,559

1.4.1 Shop Entry 1 25 S.F. 1 75 S.F. 1.30 98 S.F.
1.4.2 Mechanics Repair Bay 1 800 S.F. 4 1,000 S.F. 1.10 4,400 S.F. 25'X40' Bay Size
1.4.3 Mechanics Wash Bay 1 800 S.F. 1 1,000 S.F. 1.10 1,100 S.F. Currently not enclosed, exposed to elements
1.4.4 Tool Storage 1 290 S.F. 1 400 S.F. 1.10 440 S.F. Currently not secure
1.4.5 Parts Storage 1 200 S.F. 1 400 S.F. 1.10 440 S.F.
1.4.6 Flammable Storage 1 162 S.F. 1 300 S.F. 1.10 330 S.F.
1.4.7 Restroom 1 50 S.F. 1 60 S.F. 1.30 78 S.F. Add shower to Restroom?



1.5 Public Works 6,186 S.F. 14,374 S.F. 8,188
1.5.1 Director/ Engineer Larry Mills 1 236 S.F. 1 250 S.F. 1.30 325 S.F.
1.5.2 Assistant Director 1 106 S.F. 1 150 S.F. 1.30 195 S.F. Current workstation next to admin assistants
1.5.3 Admin Workstation 1 S.F. 100 S.F. 1.30 0 S.F. Shared, see Common 1.6
1.5.4 Meter Workroom 1 532 S.F. 1 650 S.F. 1.30 845 S.F.
1.5.5 Telemetry Office 1 121 S.F. 1 125 S.F. 1.30 163 S.F.
1.5.6 Foreman Office 1 127 S.F. 1 125 S.F. 1.30 163 S.F. Inspector is  currently sharing this office
1.5.7 Inspector 1 S.F. 1 125 S.F. 1.30 163 S.F. Needs access to public
1.5.8 GIS 1 S.F. 1 150 S.F. 1.30 195 S.F.
1.5.9 Storm Office 1 S.F. 1 2 125 S.F. 1.30 163 S.F.

1.5.10 Water Office 2 S.F. 2 80 S.F. 1.30 208 S.F. Shared office
1.5.11 Streets Office 1 S.F. 1 100 S.F. 1.30 130 S.F.
1.5.12 Mud Room 1 294 S.F. 1 294 S.F. 1.00 294 S.F. Currently used as storage space

1.5.12.1 Lockers S.F. 28 8 S.F. 1.30 291 S.F.
1.5.12.2 Showers S.F. 2 42 S.F. 1.30 109 S.F.
1.5.14 Storage Bays 6 4,770 S.F. 8 980 S.F. 1.10 8,624 S.F. 24'X40' Bay Size

1.5.14.1 Material Storage S.F. 1 1,000 S.F. 1.10 1,100 S.F.
1.5.15 Waste Container Maintenance & Storage S.F. 1 980 S.F. 1.10 1,078 S.F. 24'X40' Bay Size
1.5.16 Record Storage S.F. 1 300 S.F. 1.10 330 S.F.

1.6 Common 1,815 S.F. 4,060 S.F. 2,245
1.6.1 Operations Center Admin/ Reception 2 148 S.F. 2 3 100 S.F. 1.30 260 S.F. Shared with PW, Power and Parks
1.6.2 Mens Public Restroom 1 184 S.F. 1 167 S.F. 1.30 217 S.F. Oversized with shower
1.6.2 Womens Public Restroom 1 184 S.F. 1 167 S.F. 1.30 217 S.F. Oversized with shower
1.6.3 Copy Room 1 100 S.F. 1 200 S.F. 1.30 260 S.F. Includes space for plotter

1.6.4 Record Storage (Existing Vault) 1 110 S.F. S.F. 1.30 0 S.F. Departments should have individual record
storage areas

1.6.5 Training Room S.F. 1 750 S.F. 1.30 975 S.F. 49 Occupants max.
1.6.6 Break Room 1 455 S.F. 1 350 S.F. 1.30 455 S.F. Shared with PW, Power and Parks as training
1.6.7 Janitor 1 42 S.F. 1 80 S.F. 1.30 104 S.F.
1.6.8 Mechanical 1 592 S.F. 1 592 S.F. 1.00 592 S.F.
1.6.9 Painting Bay S.F. 1 980 S.F. 1.00 980 S.F.

Existing Net Area Total: 23,069 S.F. Area Total: 54,771 S.F.
Gross Area Factor: 10% Existing Area Deficiency: 58%

Existing Gross Area Total: 25,376 S.F.



Kaysville City Master Plan
Space Needs Summary
Operations Center Site Requirements
4/11/2016

Space No. Space Description Staff Existing
Staff Qty. Existing Area 5-10 Yr.

Req'd
10-20 Yr.

Req'd
Space

Standard Type Area Total Comments Notes

2.1 Parking and Site Improvements 24,192 S.F.
2.1.1 Visitor S.F. 8 10 288 S.F. 2,304 S.F. Currently 100 stalls available
2.1.2 PW Staff 15 S.F. 20 288 S.F. 5,760 S.F.

2.1.2.1 PW Seasonal 6 S.F. 6 8 288 S.F. 1,728 S.F.
2.1.3 Power Staff 10 S.F. 14 17 288 S.F. 4,032 S.F.
2.1.4 Parks & Rec Staff 4 S.F. 4 288 S.F. 1,152 S.F.

2.1.4.1 Parks & Rec Seasonal 25 S.F. 25 30 288 S.F. 7,200 S.F.
2.1.5 Fleet Maintenance 2 S.F. 3 288 S.F. 864 S.F.
2.1.6 General Staff 3 S.F. 4 288 S.F. 1,152 S.F.
2.2 Power Yard Storage 36,540 S.F.

2.2.1 Bulk Material Storage 30,168 S.F. 1 32,000 S.F. 32,000 S.F. Not Covered
2.2.2 Vehicle Parking | Covered 3 S.F. 3 180 S.F. 540 S.F.
2.2.3 Equipment Storage | Not Covered 8 S.F. 12 300 S.F. 3,600 S.F.
2.2.4 Bad Transformer Storage | Covered S.F. 1 400 S.F. 400 S.F. Minimum Area Req.
2.2.5 S.F. S.F. 0 S.F.
2.2.6 S.F. S.F. 0 S.F.
2.3 PW Yard Storage 48,655 S.F.

2.2.1 Material Storage Bins | Covered 7 S.F. 7 450 S.F. 3,150 S.F. 30L x 15W

2.2.2 Snow Plows | Heated 15 S.F. 15 715 S.F. 10,825 S.F. 12x30 Truck Area, 18x36 Bay Size Heated Building, space standard includes area
factor of 1.10 and 500 S.F. for support area

2.2.3 Sander Racks 13 S.F. 13 360 S.F. 4,680 S.F. 12x30 Truck Area
2.2.4 Salt Storage | Covered 1 S.F. 1 6000 S.F. 6,000 S.F.
2.2.5 Water Line Materials 1 S.F. 1 18,000 S.F. 18,000 S.F. 60x300
2.2.6 Vehicle Parking 20 S.F. 20 300 S.F. 6,000 S.F.
2.4 Parks & Rec Yard Storage 0 S.F.

2.2.1 Bulk Material Storage | Covered S.F. 300 S.F. 0 S.F. Verify
2.2.2 Vehicle Parking S.F. 600 S.F. 0 S.F. Verify
2.2.3 260402 S.F. S.F. 0 S.F.
2.2.4 17860 S.F. S.F. 0 S.F.
2.2.5 208217 S.F. S.F. 0 S.F.
2.2.6 S.F. S.F. 0 S.F.

Net Area: 109,387 S.F.
Gross Area Factor: 35% 38,285 S.F.

Existing Estimated Usuable Area Total: 198,305 S.F. Area Total: 147,672 S.F.
or or

4.55 Acre 3.39 Acre



Kaysville City Master Plan
Space Needs Summary
Recreation Building
4/11/2016

Space No. Space Description Staff Existing
Quantity Existing Area 5-10 Yr.

Req'd
10-20 Yr.

Req'd
Space

Standard
Area

Factor Room Total Comments Notes

7.1 Public 397 S.F. 814 S.F. 417
1.1.1 Vestibule S.F. 1 56 S.F. 1.30 73 S.F.
1.1.2 Public Lobby | Service Counter 1 73 S.F. 1 180 S.F. 1.30 234 S.F. Inadequate interaction with public
1.1.3 Mens Public Restroom 1 148 S.F. 1 195 S.F. 1.30 254 S.F. (3) Fixtures (2) Lavs (Confirm Accessiblity)
1.1.4 Womens Public Restroom 1 176 S.F. 1 195 S.F. 1.30 254 S.F. (3) Fixtures (2) Lavs (Confirm Accessiblity)
1.1.5 S.F. S.F. 1.30 0 S.F.
1.1.6 S.F. S.F. 1.30 0 S.F.
1.1.7 S.F. S.F. 1.30 0 S.F.
7.2 Administration 434 S.F. 1,365 S.F. 931

1.2.1 Rec Director 1 107 S.F. 1 180 S.F. 1.30 234 S.F. Move all  administration to Opps center for
1.2.2 Rec Coordinator 1 82 S.F. 2 100 S.F. 1.30 260 S.F. Currently shared office area consolidated option
1.2.3 Rec Specialist 1 82 S.F. 1 100 S.F. 1.30 130 S.F. Currently shared office area
1.2.4 Admin Assistant 1 82 S.F. 1 100 S.F. 1.30 130 S.F. Currently shared office area
1.2.5 Media Coordinator 1 82 S.F. 1 100 S.F. 1.30 130 S.F. Currently shared office area
1.2.6 Work Counter S.F. 1 130 S.F. 1.00 130 S.F. Island Work Counter
1.2.7 Admin Storage S.F. 1 150 S.F. 1.30 195 S.F.
1.2.8 Workstation S.F. 1 120 S.F. 1.30 156 S.F. Use one workstation for managing center
7.3 Storage 894 S.F. 1,338 S.F. 444

1.3.1 City wide housekeeping supply 1 102 S.F. 100 S.F. 1.30 0 S.F. Upper level (Relocate?)
1.3.2 Equipment Storage 1 704 S.F. 1 1,000 S.F. 1.30 1,300 S.F. Upper level
1.3.3 Table & Chair Storage 1 38 S.F. 1 38 S.F. 1.00 38 S.F. Cove area at Gymnasium
1.3.4 Chair Storage 1 50 S.F. 100 S.F. 0 S.F. Verify Existing Area
1.3.5 S.F. 100 S.F. 0 S.F.
1.3.6 S.F. 100 S.F. 0 S.F.
1.3.7 S.F. 100 S.F. 0 S.F.
1.3.8 S.F. 100 S.F. 0 S.F.
7.4 Multipurpose 4,655 S.F. 4,655 S.F. 0

1.4.1 Gymnasium 1 3,417 S.F. 1 3,417 S.F. 1.00 3,417 S.F.
1.4.2 Classroom 1 548 S.F. 1 548 S.F. 1.00 548 S.F. Main level (Confirm space is  adequate)
1.4.3 Classroom 1 690 S.F. 1 690 S.F. 1.00 690 S.F. Upper level (Confirm space is  adequate)
1.4.4 S.F. 100 S.F. 0 S.F.
1.4.5 S.F. 100 S.F. 0 S.F.
1.4.6 S.F. 100 S.F. 0 S.F.
1.4.7 S.F. 100 S.F. 0 S.F.
1.4.8 S.F. 100 S.F. 0 S.F.
7.5 Common 242 S.F. 242 S.F. 0

1.5.1 Mechanical 1 32 S.F. 1 32 S.F. 1.00 32 S.F. Main level
1.5.2 Mechanical 1 ? S.F. 100 S.F. 0 S.F. Main level (Need area verification)
1.5.3 Mechanical 1 110 S.F. 1 110 S.F. 1.00 110 S.F. Upper level (Need area verification)
1.5.4 Vertical Circulation 1 100 S.F. 1 100 S.F. 1.00 100 S.F.
1.5.5 Janitor Closet 1 S.F. 100 S.F. 0 S.F. Existing is  below stair

S.F. 100 S.F. 0 S.F.

Existing Area Total: 6,622 S.F. Area Total: 8,414 S.F.
Gross Area Factor: 10% Existing Area Deficiency: 21%

Building Gross Area: 7,350 S.F.
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Space No. Space Description Staff Existing
Staff Qty. Existing Area 5-10 Yr.

Req'd
10-20 Yr.

Req'd
Space

Standard
Area

Factor Room Total Comments Notes

6.1 Public 4,453 S.F. 5,781 S.F. 1,328
6.1.1 Vestibule 2 112 S.F. 2 56 S.F. 1.00 112 S.F.
6.1.2 Public Lobby 1 1,140 S.F. 1 1,140 S.F. 1.00 1,140 S.F.
6.1.3 Mens Public Restroom 1 84 S.F. 1 167 S.F. 1.30 217 S.F. Existing not accessible
6.1.4 Womens Public Restroom 1 84 S.F. 1 167 S.F. 1.30 217 S.F. Existing not accessible
6.1.5 Multi-Purpose 1 2,000 S.F. 1 2,000 S.F. 1.00 2,000 S.F.

6.1.5.1 Multi-Purpose Storage 1 78 S.F. 1 78 S.F. 1.00 78 S.F. Currently used for Records storage, too small
6.1.5.2 Multi-Purpose Storage 1 172 S.F. 1 172 S.F. 1.00 172 S.F. Used by Youth Court and for custodial storage
6.1.6 Dais 1 250 S.F. 1 650 S.F. 1.00 650 S.F. Dais not accessible Enlarge Dias and add side work table
6.1.7 Small Conference (Shared) S.F. 1 180 S.F. 1.33 239 S.F. Accessed by Public and Staff
6.1.8 Large Conference (Shared) S.F. 1 350 S.F. 1.30 455 S.F. Multifunction | Council work room
6.1.9 Museum 533 S.F. 1 500 S.F. 1.00 500 S.F. Located with public lobby area
6.2 Administration 1,737 S.F. 3,133 S.F. 1,396

6.2.1 Mayor 1 182 S.F. 1 200 S.F. 1.30 260 S.F.
6.2.2 City Manager 1 235 S.F. 1 280 S.F. 1.30 364 S.F. Includes small conference area
6.2.3 Finance 1 182 S.F. 1 200 S.F. 1.30 260 S.F.
6.2.4 Resource Service Manager 1 182 S.F. 1 200 S.F. 1.30 260 S.F.
6.2.5 Recorder 1 182 S.F. 1 200 S.F. 1.30 260 S.F.
6.2.6 Accounting 1 152 S.F. 1 200 S.F. 1.30 260 S.F.
6.2.7 City Attorney S.F. 250 S.F. 1.30 0 S.F. Future Position Areas not included in tabulation below

6.2.7.1 Prosecutor S.F. 200 S.F. 1.30 0 S.F. Future Position Areas not included in tabulation below
6.2.7.2 Admin Assistant S.F. 100 S.F. 1.30 0 S.F. Future Position Areas not included in tabulation below
6.2.8 HR | Payroll Clerk S.F. 1 200 S.F. 1.30 260 S.F. Future Position
6.2.9 Clerks | Reception 4 545 S.F. 6 80 S.F. 1.30 624 S.F. Security and noise are issues Natural lighting is  a desire.

6.2.10 Admin Short Term Storage 1 77 S.F. 1 150 S.F. 1.30 195 S.F.
6.2.11 Admin Long Term Storage S.F. 1 300 S.F. 1.30 390 S.F.

6.3 Planning,  Zoning & Engineering 756 S.F. 1,771 S.F. 1,015 Areas not included in tabulation below
6.3.1 Planning and Zoning Reception 1.5 355 S.F. 2 100 S.F. 1.00 200 S.F. Review accessibility

6.3.1.2 P&Z Waiting 1 60 S.F. 1 60 S.F. 1.00 60 S.F.
6.3.2 City Engineer 1 173 S.F. 1 250 S.F. 1.30 325 S.F.

6.3.2.1 Engineering Code Enforcement S.F. 1 135 S.F. 1.30 176 S.F. Future Position
6.3.3 Planner 1 168 S.F. 1 200 S.F. 1.30 260 S.F.
6.3.4 Small Conference  S.F. 1 150 S.F. 1.30 195 S.F.
6.3.5 Short Term Storage S.F. 1 100 S.F. 1.00 100 S.F.
6.3.6 LongTerm Storage S.F. 1 350 S.F. 1.30 455 S.F.
6.4 Building Department  866 S.F. 2,242 S.F. 1,376 Areas not included in tabulation below

6.4.1 Building Department Reception 1.5 222 S.F. 2 100 S.F. 1.00 200 S.F. Currently PT Position, poor visibility to public Will  be full time position
6.4.2 Building Official 1 147 S.F. 1 150 S.F. 1.30 195 S.F.
6.4.3 Inspector 1 110 S.F. 1 120 S.F. 1.30 156 S.F.
6.4.4 Inspector 1 116 S.F. 1 120 S.F. 1.30 156 S.F.
6.4.5 Open Work Area / Copy 1 271 S.F. 1 354 S.F. 1.30 460 S.F. Shared area between Planning & Building  Departments
6.4.6 Short Term Storage S.F. 1 100 S.F. 1.00 100 S.F. Review Current area & Future need
6.4.7 Long Term Storage S.F. 1 350 S.F. 1.30 455 S.F. Review Current area & Future need
6.4.8 Medium Conference S.F. 1 250 S.F. 1.30 325 S.F. Share with Planning 
6.4.9 Small Conference  S.F. 1 150 S.F. 1.30 195 S.F.
6.5 IT 528 S.F. 1,242 S.F. 714 Areas not included in tabulation below

6.5.1 IT Manager 1 173 S.F. 1 175 S.F. 1.30 228 S.F. Reduce Area Includes small conference area
6.5.2 IT Technician 1 173 S.F. 2 150 S.F. 1.30 390 S.F. 2 FTE's currently sharing office Create offices and not a shared space.
6.5.3 Server | Comm 1 182 S.F. S.F. 1.30 0 S.F. Server moves to Police end of 2014 Comm closet will remain within space
6.5.4 Build Area | Test | Storage S.F. 1 250 S.F. 1.30 325 S.F. Create transient work area / Review storage cabinets. HD storage?
6.5.5 GIS 1 S.F. 1 150 S.F. 1.30 195 S.F.
6.5.6 Communication Closet S.F. 1 80 S.F. 1.30 104 S.F.
6.6 Common 483 S.F. 2,106 S.F. 1,623

6.6.1 Small Conference (Shared) 1 207 S.F. 2 150 S.F. 1.30 390 S.F.
6.6.2 Medium Conference (Shared) 1 250 S.F. 1.30 325 S.F.
6.6.3 Vault | Record Storage 1 128 S.F. 1 300 S.F. 1.30 390 S.F. Additional storage provided above



6.6.4 Men's Single User 1 50 S.F. 1 60 S.F. 1.30 78 S.F. Existing not accessible
6.6.5 Women's Single User 1 50 S.F. 1 60 S.F. 1.30 78 S.F. Existing not accessible
6.6.6 Janitor 1 48 S.F. 1 80 S.F. 1.30 104 S.F. Power panels located in this space
6.6.7 Break room S.F. 1 250 S.F. 1.30 325 S.F. Existing break room used as an office
6.6.8 Electrical Room S.F. 1 120 SF 1.30 156 S.F.
6.6.9 Shared Copy | Work Room S.F. 1 200 S.F. 1.30 260 S.F. Space would include mailboxes

Existing Area Total: 8,823 S.F. Area Total: 12,261 S.F.
Gross Area Factor: 12% Existing Area Deficiency: 28%

Building Gross Area: 10,081 S.F.
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c

Space No. Space Description Staff Existing
Staff Qty. Existing Area Comments Notes

8.1 Public 4,103 S.F.
8.1.1 Stacks / Reading / Circulation 2,809 S.F.
8.1.2 Children's Reading Room 641 S.F.
8.1.3 Vault 119.2 S.F.
8.1.4 Museum 533.2 S.F.
8.2 Administration 487 S.F.

8.2.1 Office 91 S.F.
8.2.2 Office 79 S.F.
8.2.3 Office 47.2 S.F.
8.2.4 Work Area 97.9 S.F.
8.2.5 Break Room 152.3 S.F.
8.2.6 Storage 19.1 S.F.
8.3 Support 1,038 S.F.

8.3.1 Vestibule 25.6 S.F.
8.3.2 Entry 55.9 S.F.
8.3.3 Vestibule 63.5 S.F.
8.3.4 Womens 139.4 S.F.
8.3.5 Mens 161.9 S.F.
8.3.6 Custodial 26 S.F.
8.3.7 Mechanical 394.3 S.F.
8.3.8 Corridor 171.1 S.F.

Existing Area Total: 5,627 S.F.
Gross Area Factor: 10%

Building Gross Area: 6,231 S.F.
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Space No. Space Description Staff Existing
Staff Qty. Existing Area 5-10 Yr.

Req'd
10-20 Yr.

Req'd Space Standard Area
Factor Room Total Comments Notes

9.1 Public 867 S.F. 1,211 S.F. 345
9.1.1 Vestibule 25.6 S.F. 1 56 S.F. 1.30 73 S.F.
9.1.2 Entry 55.9 S.F. 1 55.9 S.F. 1.30 73 S.F.
9.1.3 Vestibule 63.5 S.F. 1 56 S.F. 1.30 73 S.F.
9.1.4 Womens 139.4 S.F. 1 167 S.F. 1.30 217 S.F.
9.1.5 Mens 161.9 S.F. 1 167 S.F. 1.30 217 S.F.
9.1.6 Custodial 26 S.F. 1 80 S.F. 1.30 104 S.F.
9.1.7 Electrical / Comm Room 1 150 S.F. 1.30 195 S.F.
9.1.8 Mechanical 394.3 S.F. 1 200 S.F. 1.30 260 S.F.
9.2 Planning,  Zoning & Engineering 756 S.F. 1,771 S.F. 1,015

9.2.1 Planning and Zoning Reception 1.5 355 S.F. 2 100 S.F. 1.00 200 S.F. Review accessibility
9.2.2 P&Z Waiting 1 60 S.F. 1 60 S.F. 1.00 60 S.F.
9.2.3 City Engineer 1 173 S.F. 1 250 S.F. 1.30 325 S.F.
9.2.4 Engineering Code Enforcement S.F. 1 135 S.F. 1.30 176 S.F. Future Position
9.2.5 Planner 1 168 S.F. 1 200 S.F. 1.30 260 S.F.
9.2.6 Small Conference  S.F. 1 150 S.F. 1.30 195 S.F.
9.2.7 Short Term Storage S.F. 1 100 S.F. 1.00 100 S.F.
9.2.8 LongTerm Storage S.F. 1 350 S.F. 1.30 455 S.F.
9.3 Building 866 S.F. 2,242 S.F. 1,376

9.3.1 Building Department Reception 1.5 222 S.F. 2 100 S.F. 1.00 200 S.F. Currently PT Position, poor visibility to
public

Will  be full time position
9.3.2 Building Official 1 147 S.F. 1 150 S.F. 1.30 195 S.F.
9.3.3 Inspector 1 110 S.F. 1 120 S.F. 1.30 156 S.F.
9.3.4 Inspector 1 116 S.F. 1 120 S.F. 1.30 156 S.F.
9.3.5 Open Work Area / Copy 1 271 S.F. 1 354 S.F. 1.30 460 S.F. Shared area between Planning & Building  Departments
9.3.6 Short Term Storage S.F. 1 100 S.F. 1.00 100 S.F. Review Current area & Future need
9.3.7 Long Term Storage S.F. 1 350 S.F. 1.30 455 S.F. Review Current area & Future need
9.3.8 Medium Conference S.F. 1 250 S.F. 1.30 325 S.F. Share with Planning 
9.3.9 Small Conference  S.F. 1 150 S.F. 1.30 195 S.F.
9.4 Legal 0 S.F. 715 S.F. 715

9.4.1 City Attorney S.F. 1 250 S.F. 1.30 325 S.F. Future Position
9.4.2 Prosecutor S.F. 1 200 S.F. 1.30 260 S.F. Future Position
9.4.3 Admin Assistant S.F. 1 100 S.F. 1.30 130 S.F. Future Position
9.5 Common 100 S.F. 481 S.F. 381

9.5.1 Employee - Men's Single User 1 50 S.F. 1 60 S.F. 1.30 78 S.F.
9.5.2 Employee - Women's Single User 1 50 S.F. 1 60 S.F. 1.30 78 S.F.
9.5.3 Break room S.F. 1 250 S.F. 1.30 325 S.F.

Area Total: 6,420 S.F.
Gross Area Factor: -3% Area factor Should be approx. 10-12%

Building Gross Area: 6,231 S.F.
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Operations 

Center 
Fire Station 

City Hall 

Former County Library 

Police Headquarters 

Recreation 

Building 
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The Master Planning Process 
 

Task 1 Develop Space Needs Assessment to Verify Current 

And Future Facility Space Needs 

 

Task 2 Review Existing Facilities Condition and Functional  

Adequacies for Current and Future Needs 

 

Task 3 Fire / Medical Emergency Facilities Review 

 

Task 4 Develop Facility Master Planning Recommendations 

To Support Current and Future Needs 

 



From Subject Received Size
 Categories  

Jim Child Workshop3 11:27 PM 490 
KB   
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1-Needs Assessment Interviews 

2-Existing Facility Reviews 

3-Master Planning Workshops 
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Task: 

Review and Make 

Recommendations  

Regarding the  

Need for Additional 

Fire Station  

Facilities 
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Accepted  

Standards: 

Response time 
 

‘Definitions Vary’ 
 

The Difference: 

# of Responders 

Distance From  

the Fire Station 
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Standards: 

NFPA 1720 - Volunteer &  

Combined Departments 

  First Responding Unit  

  90% of the Time 
 

  Urban Area   9 Min. 

  Suburban Area   10 Min. 

  Rural Area   14 Min.  
 

Other Guidelines: 

  ISO and Rand Corp. 
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Some Responses are 

Light Off 
 

Some Responses are 

Remote from Station 
 

No Response is good  

Enough if it is your  

House on fire or if 

You are the one 

Needing medical 

Attention! 



Kaysville City Facilities Master Plan 

November 2015 



Kaysville City Facilities Master Plan 

November 2015 



Kaysville City Facilities Master Plan 

November 2015 

Findings and 

Recommendations: 

Response Times are 

Within NFPA standards 
 

Continue to Monitor and 

Look for improvement in 

Staffing Ratios, Volunteer  

Locations, and Response  

Protocols  
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Space Needs General Summary 
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Recreation Building 
-Constructed in 1968 and previously housed the Kaysville Fire 

Department 

-Current building use includes: 

� Recreation Administrative offices 

� Gymnasium& Classrooms (Multiuse) 

� Recreation program sign-up 

� Recreation equipment storage & check-out 

-Building is structurally sound, recommend minor seismic 

upgrades (Reference structural evaluation) 

-Provide accessibility to the upper floor via elevator 

-Space is inadequate for rec. sign-up & equip. check-out   

Recommend improvements 

-Relocate administrative functions, program sign-up and 

equipment check-out and storage to the Ops. Center 

-Remodel restrooms to meet accessibility standards 

-Update interior finishes 

-Replace HVAC systems and controls (Can be phased) 

-Upgrade lighting, fire alarm & A/V systems and install access 

control system 

Budget Recommendation 

$750,000 - $850,000 (Fall 2015 cost opinion) 
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Operations Center Building 
-Constructed in 1992 

-Current building use includes: 

� Power Department  

� Public Works Department 

� Parks and Recreation Administration 

� Fleet Maintenance 

-Building is structurally sound 

-Building area is no longer sufficient to support both current and 

future needs of all four departments 

-All departments experience a limitation with efficiency of 

operations to City staff and Public 

-Building systems and finishes are at or near the end of 

anticipated lifecycle (HVAC, lighting, interior finishes) 

Recommend improvements 

-Construct combined Public Works and Power building. 

-Remodel interior to create proposed combined Fleet 

Maintenance and Parks & Recreation building 

-Replace roofing system 

-Replace HVAC systems and controls 

-Replace emergency generator 

-Upgrade lighting, fire alarm, data cabling & A/V systems and 

install access control system 

Budget Recommendation 

$2,400,000 – $2,800,000 for building renovations & $125 per sf. 

of building expansion (Fall 2015 cost opinion) 
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Current Operations Center Site 
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Operations Center Site 
-Current useable area is approximately 247,541 sf. or 5.68 acres 

-Overall site includes 208,217 sf. or 4.78 acres to South that will 

be vacated by current leasie 

-Site use includes the following: 

� Operations Center 

� Fuel island for Fleet use  (Not covered) 

� Material and yard storage for Power, Public Works and 

Parks & Recreation 

� Vehicle storage for all departments 

� Public and employee parking 

 

Recommend improvements 

-Current site area appears adequate to meet current needs, 

however improvements to yard layout and circulation to 

improve work flows, vehicle access & storage, material storage 

volumes and proposed new facility construction 

-Construct parking storage, covered parking and material storage 

bins 

-Evaluate and improve upon site security with solid perimeter 

fencing, relocate fuel island to the interior, create secondary 

access to the west with access control, reconstruct the main 

north entry and upgrade the access control gate 

-Additional site area will be required to achieve proposed site 

changes and new building construction. 

-Evaluate, modify and design site storm water management 
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Proposed Operations Center Site 
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Proposed Operations Center Site Budget 
Phase One: 

-34,000 sf. Power and Public Works building - $4,590,000 

-Site work at south property and fence- $1,250,000 

-Relocate fuel island - $250,000  

 

Phase Two: 

-Remodel existing Ops. Center - $2,400,000 – $2,800,000  

-10,800 sf. vehicle storage building - $972,000 

 

Phase Three: 

-Remainder of Site work - $750,000 

-540 sf. covered vehicle storage - $24,300 

-6,000 sf. salt storage bin - $330,000 

-3,150 sf. of material storage bins - $204,750 

-13 sander racks @ $16,500 each = $214,500 

 

Note: All cost opinions are were calculated Fall 2015 
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Former County Library Building 
-Constructed in 1944 

-The building is currently vacant 

-The building provides historical value to the community and is 

‘context sensitive’. It is recommend the building be repurposed 

in lieu of replacement 

-For future use and occupancy, the building will require 

substantial improvements and  replacement of all building 

systems including a substantial seismic upgrade 

 

Recommend Change in use 

Phase one: 

-Remove and temporarily store Stewart Art Gallery while new 

gallery space is constructed at the Municipal Center 

 

Phase two: 

-Create the Kaysville City Community Development and Legal 

Building per the Architectural space plan provided and the 

following slides 
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Proposed Community Development and Legal Building 
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Community Development and Legal Building 
Phase two recommend improvements 

-Demolish the interior in its entirety 

-Perform seismic upgrades to the building structure 

-Replacement of roofing system 

-Replace exterior window assemblies 

-New mechanical systems and electrical systems 

-Provide automatic fire suppression system 

-Construct proposed floor plan 

 

Budget Recommendation 

$1,365,000 (Fall 2015 cost opinion) 
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Municipal Center Building 
-Constructed in 1986  

-Current uses include 

� City Administration 

� Community Development (Planning, zoning & 

Engineering and Building Departments) 

� Information Technology 

� City Council Dias and Multipurpose Space 

� Administrative Record Storage 

-The building is structural sound 

-Existing multipurpose provides adequate space for public 

meetings and other multi use functions 

-Building layout is no longer sufficient to support current and 

future space needs 

-Mechanical systems are near the end of life expectancy and are 

not energy efficient and code compliant 

Recommend improvements 

Phase one: 

-Relocate Community Development to the former library 

building and remodel City Council/ Multipurpose space (Dias, 

A/V, lighting) 

Phase two: 

-Construct phased remodel of existing administrative spaces and 

re-purpose specific areas to per the Architectural space plan 

provided 

-Create new Stewart Art Gallery and multipurpose space 
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Proposed Municipal Building Remodel 
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Municipal Center Building 
Phase two recommend improvements 

-Information Technology will move into office space formally 

used by the Building Department 

-Create new public reception and clerk workstations at former 

P&Z and Engineering reception 

-Create new combined Stewart Art Gallery and large conference 

space at previous reception/clerk area 

-Increase Administrative record storage capacity 

-Construct new break room 

-New finishes at main building lobby space 

-Construct vestibule at east door 

-Provide access control at exterior doors 

-Replace data cabling throughout 

 

Budget Recommendation 

Interior remodel - $608,000 (Fall 2015 cost opinion) 

 

Mechanical systems replacement 

-Appropriate budgeting should be allocated for equipment 

repair and parts replacement 

-Consider budgeting for future replacement of HVAC system - 

$350,000 - $400,000 (Fall 2015 cost opinion) 
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End of Kaysville City Council 

Masterplan Update 

November 10, 2015 



Project Phasing and Budget Projections 

  



The aforementioned facility modifications and recommended new construction have 

been prioritized and sub-categorized by phase to aid Kaysville City with both fiscal 

planning and schedule projections. 

 

For purposes of cost projections, please include the following anticipated cost 

increases, as a percentage of the overall budget number, due to inflation and general 

increases in the cost of construction: 

 

1-3 Years –  10% 

3-5 Years –  15% 

5-10 Years –   25% 

 

First priority 

 

Phase one: 

 

Former County Library Building 

 

Remodel existing facility to create a new Community Development and Legal Building 

per the conceptual floor plan provided.  

 

$1,364,926 or $219.00 per sf. 

 

Phase two: 

  

Municipal Center 

 

Remodel existing municipal center and relocate Stewart Gallery per the conceptual floor 

plan provided. 

 

$608,000 or $168.89 per sf. of area to be remodeled 

 

Second priority 

Operations Center Building and Site Work 

 

Phase One: 

Construct 34,000 sf. Combined Power Department and Public Works building. 

 

$140 per sf. = $4,760,000 



 

Complete site work at south property. 

 

Approx. 185,500 sf. @ $8 per sf. = $1,480,000 

 

Relocate existing fuel island and construct a canopy cover to conform with EPA 

requirements. 

 

Allowance of $250,000 

 

Phase Two: 

 

Remodel existing Ops. Center Building to create a combined Fleet and Parks and 

Recreation building. 

 

 $2,400,000 – $2,800,000 

 

Expand storage bay capacity at existing Operations Center by (1). 

18’x80 bay = 1,440 sf. x $130 = $187,200 

 

Complete remainder of site work at the north half of the Operations Center site. 

 

247,541 sf. @ $2 per sf. = $495,000 

 

Third priority 

 

Recreation Building 

 

Relocate administrative offices, equipment storage and public equipment check-out to 

the combined Fleet and Parks and Recreation Building, Remodel existing facility and 

replace building systems as previously recommended. 

 

$750,000 - $850,000 

 

Fourth priority 

 

Operations Center Building and Site Work 

 

Phase Three: 

 



Construct Snowplow Storage Building. 

 

10,825 sf. vehicle storage building @ $95 per sf. = $1,028,375 

 

Construct exterior covered vehicle parking for Power Department. 

 

540 sf. @ $45 per sf. = $24,300 

 

Construct bulk salt storage. 

 

6,000 sf. @ $55 per sf. = $330,000 

 

Construct material storage bins. 

 

3,150 sf. @ $65 per sf. = $204,750 

 

Construct 13 sander racks. 

 

$16,500 each = $214,500 

 

Non-prioritized items 

 

The projects listed here maybe budgeted for and completed at any time and are 

independent of other facility recommendations indicated within this report. 

 

Fire Station 

 

Install vehicle exhaust system at (5) apparatus storage bays. 

 

Recommend a budget of $15,000 per unit, installed. Plan for 4 units minimum and 6 

units maximum 

 

Upgrade fire station training room audio visual system. 

 

Recommend a budget of $25,000 

 

Replace fire station training room furnishings. 

 

782 sf @ $10 per SF = $7,820 
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Employee & Public
parking

Fuel

South property currently
leased

Public Works Yard Storage

Public Works Yard
Storage

Power Department Yard
Storage

Power Department Yard
Storage

Remodel Existing Opp. Center
for Fleet & Parks & Recreation

Building - 25,376 S.F.

Existing Operations Center Site Plan



Combined Public Works
and Power Building

34,000 S.F.
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parking

Vehicle Storage Building 
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Power Department Yard Storage
37,000 S.F.
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for Fleet & Parks & Recreation
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35 SF
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INSPECTOR

125 SF
INSPECTOR
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BUILDING
OFFICIAL
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PLANNER

470 SF

SHARED
LONG
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STORAGE
207 SF

WORK/COPY

126 SF
ADMIN.

120 SF
PZ CONF

126 SF
ADMIN.

59 SF
HSKP

62 SF
TOILET

61 SF
TOILET

446 SF
CIRCULATION

117 SF
BD LOBBY

315 SF
CIRCULATION

118 SF
PZ LOBBY

101 SF
STORAGE

143 SF
MECH

292 SF
CONFERENCE

170 SF

PZ
RECEPTION

207 SF

BD
RECEPTION

101 SF
ADMIN.

251 SF
ATTORNEY

199 SF
PROSECUTOR

117 SF
BREAKROOM

118 SF
RECEPTION

120 SF
BD CONF

60 SF
TOILET

60 SF
TOILET

43 SF
VEST

Proposed Community Development and Legal Building
Gross Area: 6,231 sf.
Net Interior Area: 5,975 sf.

Scale: 3/32 = 1-0"
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651 SF
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VAULTED CEILING

REFINISH WALLS  & FLOOR /

NEW LIGHTING

EXISTING

HOUSEKEEPING

REWORK WINDOW

WITH DOUBLE DOOR

AND SIDELITES
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GALLERY /

CONFERENCE
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RECEPTION

WALL DISPLAY AREA
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CEMETERY

CONFERENCE OFFICE
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OFFICE

OFFICE OFFICE
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VAULT

OFFICE OFFICE OFFICE
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BREAK

ROOM

REMOVE EXISTING COUNTER

REFINISH WALLS AND FLOOR

ELECT

30 SF

VEST

NEW WALL

AND DOOR

FOR NEW

VESTIBULE

REMOVE EXISTING WALL AND

REFINISH FLOORS / WALLS

NEW CABINETS,

COUNTERS,

FLOOR AND

WALL FINISHES

STEP UP TO DAIS

NEW DOORS
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LOBBY
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AUTOMATIC OPENERS

NEW DOOR

NEW COUNTER

MODIFY WALL WITH OPENING 42"

ABOVE FLOOR TO JUST BELOW CEILING

29 SF

AV / COMM

FILL IN LOW WALL TO CEILING

DEACTIVE DOOR LEAF

RELOCATE DUCT FREE

SPLIT UNIT TO AV/COMM

NEW DOOR

FUR AROUND FIBER WIRE

NEW FLOOR FINISH,

PATCH & PAINT WALLS

Proposed Municipal Center Remodel
Gross Building Area: 10,080 sf.
Approximate Net Remodel Area: 3,600 sf.
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February 14, 2015 

 
 Report 
 
 

Kaysville City Building Assessments 
Kaysville, Utah 

 
 

 
I. PURPOSE AND SCOPE 
 

The purpose and scope of this structural investigation was to: 
 

1. Perform an on-site observation (limited to one visit) to observe the structural 
condition of the facility 

2. Review any architectural and structural drawings provided to us by Mr. Scott 
Holms with JRCA architects 

3. Make an assessment based upon the on-site observation and the review of the 
existing drawings and a report dated March 19, 1998.  This report was 
assessment of the existing fire station which is now the recreation facility. 

4. Write a brief report 
 
This evaluation is limited in scope and is based on visual observation from our one site 
visit and the review of existing drawings.  No physical tests were made.  Also, no 
demolition was done to any of the architectural systems, such as ceilings, walls, etc.  

 
 

II. BUILDING DESCRIPTION 
 

The building assessments consisted of four buildings.  They are the Kaysville Operation 
Center, the Kaysville Municipal Center, the Davis County Kaysville Branch Library and 
the Kaysville Recreation Center. 
 
Kaysville Operation Center 
 

The Kaysville Operation Center was built in approximately 1992.  The roof system 
consists of open web steel joists/girders bearing on steel columns and load bearing 
reinforced masonry walls.  The mezzanine floor was built with concrete fill over 
metal deck supported by composite steel beams.  These in turn are supported by 
steel columns and load bearing reinforced masonry walls.  We assume the 
foundation system consists of conventional spread footings. 
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High bay maintenance areas are located on the east and west end of the buildings 
with the two story space sandwiched between them  
 

Kaysville Munciple Center 
 

The Kaysville Operation Center is a one-story facility built in approximately 1986.  
The building is a wood framed building.  The west end has exposed wood trusses 
with wood joists spanning between them.  The rest of the building’s roof was 
constructed with wood I-joists.  There is a mechanical mezzanine located in the 
east area.  A wood mezzanine was constructed in the north-west corner sometime 
after the building was constructed. 
 
The exterior walls are conventional wood framing with veneer.  It is assumed the 
foundation system is conventional spread footings. 
 

Davis County Kaysville Branch Library 
 

It is our understanding this building that presently houses the library was built in 
about 1944.  The roof system consists of wood trusses built with 2 x framing.  It 
appears that they were built in place.  It is also our understanding that in the recent 
past when they re-roofed, a layer of wood sheathing was applied and attached 
directly over the existing1x wood planking.  The exterior walls are constructed with 
a unreinforced stone wall system consisting of stone, mortar and a thin layer of 
cementious material on the inside face of the wall.  We assume the foundation is a 
conventional spread footing system. 
 
There is an old coal room located on the east side of the building.  This area 
presently houses the mechanical system.  Under the rest of the building is a crawl 
space that is constructed with joists, wood beams and wood posts.   
 

Kaysville Recreation Center (Formly the Kaysville Fire Station) 
 

It is our understanding the Kaysville Recreation Center was constructed in about 
1968.  The roof system is a precast double tees bearing on exterior load bearing 
masonry walls.  There is a 2nd floor on the north half of the building that was built 
with conventional wood framing.  We assume the foundation is a conventional 
spread footing system 

 
 

III. OBSERVATIONS 
 

On January 28, 2015, Scott Holmes with JRCA, Elaine Fawson & Rich Reeder with 
VBFA, and Don Barker with BHB Consulting Engineers, P.C. made a site visit to view 
the actual conditions of the facilities.  Vance Guardfield with the City showed us through 
the four facilities. 
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Kaysville Operation Center 
 

We did not observe signs of structural deterioration during our walk-through.  Also 
while walking around the outside of the building we didn’t observe signs of 
excessive settlement.  The structural systems (roof system, floor system, wall 
system and footing system) appear to have perform adequately over its 23 year life. 

 
Kaysville Municaple Center 
 

Same as with the Kaysville Operation Center, its structural systems (roof system, 
floor system, wall system and footing system) appear to have perform adequately 
over its almost 30 year life.  In walking around the building, we observed no signs of 
excessive settlement. 
 

Davis County Kaysville Branch Library 
 

It is our understanding that this facility has housed several different functions in the 
past.  It was observed on the inside of the building that the northwest and northeast 
corners of the floor above the crawl space have settled.  This wasn’t apparent to us 
from the outside.  This might be due to the fact that the crawl space structure isn’t 
tied to the exterior foundation walls and only the floor system has settled. 
 

Kaysville Recreation Center 
 

We did not observe signs of structural deterioration during our walk-through.  Also 
while walking around the outside of the building we didn’t observe signs of 
excessive settlement.  The structural systems (roof system, floor system, wall 
system and footing system) appear to have perform adequately over the 
approximate 50 years life. 

 
 

IV. RECOMMENDATIONS 
 

Kaysville Operation Center 
 

This building was constructed under the modern building codes.  The required 
seismic design forces have increased since the time this building was constructed; 
however, it is not necessary to perform a seismic upgrade of the facility due fact the 
masonry walls are reinforced and how the rest of the building was designed and 
constructed.  Due to the size of the building and its type of construction, it may be 
able to resist current code lateral design forces. 
 
If in the future, if an addition to this building is built without an expansion joint 
between it and the existing building, the existing building will need to be analysis to 
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determine its seismic capacity especially at the interface.  If the interface is in-
adequate to resist the current code design forces, it will need to be strengthened at 
that time. 
 

Kaysville Municipal Center 
 

This building also was constructed under the modern building codes.  The required 
seismic design forces have increased since the time this building was constructed; 
however, it is not required by code to perform a seismic upgrade of the facility.  Due 
to the size of the building and its type of construction it may be able to resist current 
code lateral design forces. 
 

Davis County Kaysville Branch Library 
 

We would recommend this building be seismically upgraded.  In its present 
condition, it would probably perform poorly under a moderate to major size 
earthquake.  Based upon our experience we would recommend the following: 
 

1. Exterior unreinforced stone walls be anchored better to the roof and floor 
system. 

2. Additional shear walls be constructed in the east-to-west direction to resist 
lateral forces due to earthquakes.  This could be wood, concrete or masonry 
walls. 

3. The exterior unreinforced stone walls be braced for out-of-plane lateral 
forces.  This can be accomplished by tying the walls back to an interior wood 
or metal stud wall system. 

4. The northwest and northeast corners of the floor be raised and leveled. 
5. Do an analysis of the roof system to make sure the truss members and their 

connections are adequate.  We recommend this because when the building 
is remodeled and used for a different function more roof insulation may be 
added.  This will increased the snow load because the snow will not melt as 
quickly allowing more snow build-up. 

 
The above upgrades should be fairly easy to accomplish during a future remodel. 
 

Kaysville Recreation Center 
 

It was our understanding that the fire station was moved out of this facility because 
it couldn’t affordably be brought up to code as an essential facility.  Even though it 
is not required by code. The city may want to considered seismically upgrading the 
facility better protect it from small to moderate earthquakes.  As a minimum we 
recommend the following: 
 

1. The roof diaphragm be strengthened by tying the precast tees together. 
2. The roof structure be anchored better to the exterior walls. 
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3. The floor structure be anchored better to the exterior walls. 
 

 

V. LIMITATIONS 
 
 It must be cautioned that the recommendations presented in this report are limited by the 

extent and accuracy of information available to us during the course of this investigation.  
Conditions detrimental to the structure may exist which were not visible or were not 
otherwise discovered during the field observation portion of this investigation.  This report 
is intended for planning purposes and not for construction. 

 
Respectfully Submitted, 
 
BHB Consulting Engineers, PC 
 
 
____________________ 
Don W. Barker, SE 
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KAYSVILLE CITY BUILDINGS REPORT       03/09/2015 
 
 

MECHANICAL OBSERVATION REPORT 
 

 
1.  OPERATIONS CENTER:  PUBLIC WORKS, POWER, AND PARKS DEPARTMENTS 
 
Mechanical Systems: 
 
The building was constructed in 1992.  The HVAC systems are original equipment. 
 
The shop areas are cooled by evaporative coolers.  The vehicle exhaust doubled for the evaporative 
cooler relief systems.  The vehicle exhaust system draws from near floor level.  The evaporative coolers 
were reported to be inadequate for cooling.  The systems are not used.  Several evaporative coolers have 
been removed.  
 
Maintenance has a supplemental evaporative cooler that is being used.   
 
Gas unit heaters provide the heating for the shops.  The capacity is reported to be adequate.  Several 
have been replaced with new unit heaters. 
 
The maintenance shop also has (2) radiant heaters, but the space is reported to stratify in the cold 
seasons.  The occupants reported that the floor area is uncomfortably cold. 
 
There is a vehicle exhaust system in the maintenance shop that is still used.   
 
The shop compressed air system is reported to function adequately with adequate pressure and capacity. 
 
There are original forced air furnaces with dx cooling serving areas of the building. The furnaces do not 
have any fresh air.  The condensing units are on the roof. 
 
The Meter shop has its own furnace with dx cooling. 
 
ATC controls are very basic with individual, standalone thermostats for each system.    
 
The building has a wet fire sprinkler system. 
 
Problems/Deficiencies 
 
The evaporative cooling / vehicle systems were reported as never having functioned satisfactorily to meet 
the building needs.  The furnaces are an adequate type of system but without any ducted fresh air the 
system does not meet the ventilation codes. 
 
Remaining Useful Life of Existing Equipment 
 
All of the equipment is original equipment and therefore approximately 23 years old.  This exceeds the 
recommended useful life for all of the equipment. 
 
Recommendations and Estimated Replacement Costs.  
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
HVAC systems be carried out to update the system.  The new systems should be designed to be energy 
efficient and in compliance with current building codes.  The new systems would provide better ventilation 
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and comfort.  The renovation of the areas served by furnaces would impact the ceilings and lighting and 
should therefore be part of a larger renovation project to upgrade the interiors. The renovation of the shop 
areas would be fairly straight forward because there are not a lot of ceilings to deal with.   
 
Estimated budget costs for such a renovation would be in the range of $25.00 to $30.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
Plumbing Systems: 
 
The domestic water line enters the west side of the north end of the building.  The water quality and 
pressure is reported to be adequate.  There pressure is controlled by a direct acting pressure reducing 
valve. 
 
Plumbing fixtures appear to be in fair condition.  All of the faucets and flush valves are manual style. 
 
Water heater was reported to be original equipment. 
 
The roof drains and roof drain overflows have plastic strainers.  Their condition looks adequate. The roof 
drains overflow discharge high on exterior walls. 
 
On the east side is a vehicle wash bay 
 
Problems/Deficiencies 
 
The plumbing system is reported to be functioning fair for its age.  It is anticipated that the domestic 
piping may be experiencing internal corrosion and clogging, but pressure is reported adequate.  The 
plumbing fixtures are old, but in fair condition.   
 
Remaining Useful Life of Existing Equipment 
 
The plumbing fixtures and water heater(s) in this building are all very old and have exceeded the 
recommended useful life for this type of equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
plumbing systems be carried out to update the system.  The new systems should be designed to be 
energy efficient and in compliance with current building codes.  The new systems would provide a better 
appearance.  The renovation of the plumbing would impact the ceilings and lighting and should therefore 
be part of a larger renovation project to upgrade the interiors.   
 
Estimated budget costs for such a renovation would be in the range of $12.00 to $15.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
 
2.  CITY HALL 
 
Mechanical Systems: 
 
The building was constructed in 1986.  Most of the HVAC systems appear to be original equipment 
except a few modifications, i.e. the north end of the council area has been converted into offices.  The 
offices are on the same temperature zone as the council areas. 
 
There are two different types of HVAC systems serving the building and they provide a total of 4 
temperature zones.  The west end including the council chamber is served by an air handling unit with 
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gas duct heater and dx cooling.  The air handler is constant volume air delivery.  Another noticeable 
deficiency is long flex ducts were used for air distribution. This is inefficient for a duct system.  
 
There are 3 furnaces with dx cooling in the attic serving the other areas of the building and providing the 
other 3 temperature zones.  The condensing units are on the roof. 
 
ATC controls are very basic with individual, standalone thermostats for each system.    
 
The server room is served by a dedicated split system type of air conditioning. 
 
The building does not have a fire sprinkler system. 
 
Problems/Deficiencies 
 
The HVAC systems are old and furnace systems do not have fresh air.  The council chambers air handler 
is a constant volume reheat system that is a very energy inefficient and violates the current codes. 
  
Remaining Useful Life of Existing Equipment 
 
The equipment in this building is very old and has exceeded the recommended useful life for this type of 
equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
HVAC systems be carried out to update the system.  The new systems should be designed to be energy 
efficient and in compliance with current building codes.  The new systems would provide better ventilation 
and comfort.  The renovation of the areas served by furnaces and air handling unit would impact the 
ceilings and lighting and should therefore be part of a larger renovation project to upgrade the interiors. 
 
Estimated budget costs for such a renovation would be in the range of $25.00 to $30.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
Plumbing Systems: 
 
Plumbing fixtures appear to be in fair condition.  All of the faucets and flush valves are manual style. 
 
Small water heaters serve the domestic hot water needs. 
 
Problems/Deficiencies 
 
The plumbing system looks fair for its age.  It is anticipated that the domestic piping may be experiencing 
internal corrosion and clogging, but pressure is reported adequate.  The plumbing fixtures are old, but in 
fair condition.   
 
Remaining Useful Life of Existing Equipment 
 
The plumbing fixtures and water heater(s) in this building are all very old and have exceeded the 
recommended useful life for this type of equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
plumbing systems be carried out to update the system.  The new systems should be designed to be 
energy efficient and in compliance with current building codes.  The new systems would provide a better 
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appearance.  The renovation of the plumbing would impact the ceilings and lighting and should therefore 
be part of a larger renovation project to upgrade the interiors.   
 
Estimated budget costs for such a renovation would be in the range of $12.00 to $15.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
 
3.  RECREATION BUILDING 
 
Mechanical Systems: 
 
The Recreation Center was original built in 1968 as a fire station and at one time had the police in part of 
it.   
 
The HVAC system is made up of gas fired furnaces with DX cooling.  Furnaces are of varying age, from 
relatively new to +10 years old.  None of the furnaces have fresh air ducted to them. 
 
ATC controls are very basic with individual, standalone thermostats for each system.    
   
The building does not have a fire sprinkler system. 
 
Problems/Deficiencies 
 
The HVAC systems are old and furnace systems do not have fresh air.   
 
Remaining Useful Life of Existing Equipment 
 
The equipment in this building is very old and has exceeded the recommended useful life for this type of 
equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
HVAC systems be carried out to update the system.  The new systems should be designed to be energy 
efficient and in compliance with current building codes.  The new systems would provide better ventilation 
and comfort.  The renovation of the areas served by furnaces would impact the ceilings and lighting and 
should therefore be part of a larger renovation project to upgrade the interiors. 
 
Estimated budget costs for such a renovation would be in the range of $25.00 to $30.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
Plumbing Systems: 
 
Plumbing fixtures appear to be in fair condition.  Some of the faucets and flush valves have sensor valve 
control. 
 
The building water supply is from a well and requires pressurization pump to boost the water pressure.  
The water heater is a gas fired water heater.   
 
Problems/Deficiencies 
 
The plumbing system looks fair for its age.  It is anticipated that the domestic piping may be experiencing 
internal corrosion and clogging, but pressure is reported adequate.  The plumbing fixtures are old, but in 
fair condition.   
 
Remaining Useful Life of Existing Equipment 
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The plumbing fixtures and water heater(s) in this building are all very old and have exceeded the 
recommended useful life for this type of equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
plumbing systems be carried out to update the system.  The new systems should be designed to be 
energy efficient and in compliance with current building codes.  The new systems would provide a better 
appearance.  The renovation of the plumbing would impact the ceilings and lighting and should therefore 
be part of a larger renovation project to upgrade the interiors.   
 
Estimated budget costs for such a renovation would be in the range of $12.00 to $15.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
 
4.  COUNTY LIBRARY 
 
Mechanical Systems: 
 
The building was constructed in 1944.  There is an existing steam boiler in the basement that is no longer 
functional.  It is reported to have asbestos.  The old steam radiators thought-out the buildings have been 
abandoned. 
 
The building HVAC is provided by rooftop heat air to air heat pumps.  There are (2) and provide the 
building with (2) temperature zones.  Rooftop heat pumps are only accessible by exterior ladders. 
 
ATC controls are very basic with individual, standalone thermostats for each system.    
 
The building does not have a fire sprinkler system. 
 
Problems/Deficiencies 
 
The rooftop heat pumps should adequately serve the building.  Only 2 temperature zones is limiting, but 
functional.   
 
Remaining Useful Life of Existing Equipment 
 
The equipment serving this building is very old and has exceeded the recommended useful life for this 
type of equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
HVAC systems be carried out to update the system.  The new systems should be designed to be energy 
efficient and in compliance with current building codes.  The new systems would provide better ventilation 
and comfort.  The renovation of the areas served by rooftop heat pumps would impact the ceilings and 
lighting and should therefore be part of a larger renovation project to upgrade the interiors. 
 
Estimated budget costs for such a renovation would be in the range of $25.00 to $30.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
 
Plumbing Systems: 
 
The domestic cold water enters the boiler room.  There is a gas fired water heater with a domestic hot 
water recirculation system serving the building.  
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Plumbing fixtures appear to be in fair condition.  All of the faucets and flush valves are manual style. 
 
Problems/Deficiencies 
 
The plumbing system looks fair for its age.  It is anticipated that the domestic piping may be experiencing 
internal corrosion and clogging, but pressure is reported adequate.  The plumbing fixtures are old, but in 
fair condition.   
 
Remaining Useful Life of Existing Equipment 
 
The plumbing fixtures and water heater(s) in this building are all very old and have exceeded the 
recommended useful life for this type of equipment. 
 
Recommendations and Estimated Replacement Costs. 
 
Contingent on the anticipated useful life of the building, we recommend that a major renovation of the 
plumbing systems be carried out to update the system.  The new systems should be designed to be 
energy efficient and in compliance with current building codes.  The new systems would provide a better 
appearance.  The renovation of the plumbing would impact the ceilings and lighting and should therefore 
be part of a larger renovation project to upgrade the interiors.   
 
Estimated budget costs for such a renovation would be in the range of $12.00 to $15.00 / square foot.  
Demolition costs for the existing systems would be approximately $3.00 to $4.00 / square foot. 
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KAYSVILLE CITY BUILDINGS REPORT       02/06/2015 
 
 
 

ELECTRICAL OBSERVATION REPORT 
 

 
1.  OPERATIONS CENTER:  PUBLIC WORKS, POWER, AND PARKS DEPARTMENTS 
 
Electrical Service: 
 
The electrical service is 120/208 volt 3 phase.  The main panel is a 1600 amp GE fusible switchboard 
with (3) 400 amp fusible switches and (3) 200 amp switches.  The capacity of the service is adequate for 
the existing building, however, there is no space available in the existing switchboard to add new loads.  If 
the building is expanded, the main switchgear will need to be replaced in order to provide breakers for 
new panels. 
 
Emergency power is provided by a 40 KW diesel generator which is adequate for the existing life safety 
lighting.  No problems were reported with the operation of the generator, however its useful life has 
already been met.  If the building is expanded, it is suggested that a new larger generator be provided 
with separate transfer switches and panels for life safety, and nonessential emergency loads, to meet 
current codes. 
 
Upgrade Cost:   
 
 New Main Switchboard    $35,000.00 
 New generator and transfer switches $32,000.00 
 
Lighting: 
 
The lighting fixtures appear to be from the original construction. The office areas are mainly parabolic or 
acrylic lensed lay-in type, and the service areas are industrial strip lights.  The Owner reports a higher 
than expected ballast failure in the existing lights.  It is suggested that the lighting be upgraded to more 
efficient LED or high efficiency T-8 lamp/ballast fixtures. 
 
Upgrade Cost: 
 
 $3.75/sq. ft. 
 
Automatic Lighting Controls 
 
There are no automatic lighting controls in the building, as required in current energy codes.  This 
contributes to higher energy costs, shorter lamp life, and higher air conditioning heat loads.  If the building 
is expanded, it will require new lighting controls be added throughout the building. 
 
 $1.05/sq. ft. 
 
Upgrade Cost: 
 
Fire Alarm System: 
 
The existing fire alarm system is a Silent Knight system.  The building does not meet current codes for 
notification (horn/strobe) devices.  If the building is expanded, it would need to be brought up to current 
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codes.  The existing fire alarm panel may not be capable of expansion.  It is recommended to upgrade 
the fire alarm system. 
 
Upgrade Cost: 
 
 $1.50/sq. ft. 
 
General Deficiencies: 
 
The receptacles in the garages are not GFI protected as required by code, and need to be replaced. 
 
Upgrade Cost:  
 
 $2,500.00 
 
Communications 
 
The existing data cabling is Cat 5e and should be adequate for the Owner’s current needs. 
 
 
2.  CITY HALL 
 
Electric Service 
 
The electric service is 120/208 volt 3 phase fed from pole mounted transformers located to the east of the 
building across the road.  There are (2) 400 amp service disconnects located in a closet within the 
building.  They do not have code required clearance.  There is no capability of adding new breakers for 
new panels.   We suggest that the service be replaced and located in a new electrical room with adequate 
clearance.  The branch panels are outdated and new breakers would be difficult to find.  We suggest that 
the panels be replaced with new. 
 
Adjacent to the power pole is a Kohler emergency generator and transfer switch.  The whole building is 
backed up by the generator. We were unable to verify the size of the generator.  There does not appear 
to be a method to disconnect power on the line side of the transfer switch.  Current codes require a 
separation of life safety and nonessential emergency power.  If the building is expanded, it is suggested 
that only life safety loads and selected nonessential loads be connected to the generator.  Separate 
transfer switches and panels for life safety, and nonessential emergency loads would need to be added to 
meet current codes 
 
Upgrade Cost: 
 
 New 1200 amp Electrical Service, (4) 225 amp panels, and new feeders $78,500.00 
 New transfer switches, (2) 100 amp panels, and new feeders  $16,000.00 
  
Lighting: 
 
The lighting fixtures appear to be from the original construction. The office areas are mainly acrylic lensed 
type, and the council chambers are incandescent track lights and pendants.  If the building is remodeled 
the incandescent lighting will need to be replaced with a more efficient lighting fixture to meet the energy 
code. It is suggested that the office lighting also be upgraded to more efficient LED or high efficiency T-8 
lamp/ballast fixtures. 
 
Upgrade Cost: 
 
 $5.50/sq. ft. 
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Automatic Lighting Controls 
 
There are no automatic lighting controls in the building, as required in current energy codes.  This 
contributes to higher energy costs, shorter lamp life, and higher air conditioning heat loads.  If the building 
is expanded, it will require new lighting controls throughout the building. 
 
Upgrade Cost: 
 
 $1.05/sq. ft. 
 
Fire Alarm System: 
 
The existing fire alarm system is a Notifier zoned system.  The building does not meet current codes for 
notification (horn/strobe) devices.  If the building is expanded, it would need to be brought up to current 
codes.  It is recommended to upgrade the fire alarm system. 
 
Upgrade Cost: 
 
 $1.50/sq. ft. 
 
  
3.  RECREATION BUILDING 
 
Electrical Service 
 
The existing electrical service is 225 amp 120/240 volt 3 phase 4 wire delta. There is no capacity for 
expansion.  We understand there is no new work planned for this building. 
 
Lighting: 
 
The lighting fixtures appear to be recently updated and appear to be in good condition.   
 
Automatic Lighting Controls 
 
There are no automatic lighting controls in the building, as required in current energy codes.  This 
contributes to higher energy costs, shorter lamp life, and higher air conditioning heat loads.  If the building 
is expanded, it will require new lighting controls throughout the space. 
 
Upgrade Cost: 
 
 $1.05/sq. ft. 
 
Fire Alarm System: 
 
There does not appear to be a fire alarm system in the building.  The Owner may consider adding a 
system for added measure of safety. 
 
Upgrade Cost: 
 
 $2.00/sq. ft. 
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4.  COUNTY LIBRARY 
 
Electrical Service 
 
The existing electrical service is 400 amp 120/240 volt 3 phase 4 wire delta.  It is fed from pole mounted 
transformers across the road to the east.  There is no capacity for expansion.  The panels are outdated 
and need to be replaced.  It is suggested that the electrical service be upgraded for the new intended use. 
 
Upgrade Cost: 
 
 New 600 amp electrical service, (3) 225 amp panels, and new feeders $60,700.00 
 
Lighting: 
 
The existing fluorescent lighting appears to be in working order.   It is suggested that the lighting be 
upgraded to more efficient LED or high efficiency T-8 lamp/ballast fixtures for the new intended use.  
There did not appear to be adequate emergency egress lighting.  Emergency lighting should be added 
with emergency battery packs or an inverter. 
 
Upgrade Cost: 
 
 $5.50/sq. ft. 
 
Automatic Lighting Controls 
 
There are no automatic lighting controls in the building, as required by current energy codes.  The lighting 
controls will need to be upgraded for the new intended use to meet current energy codes. 
 
Upgrade Cost: 
 
 $1.05/sq. ft. 
 
Fire Alarm System: 
 
The existing fire alarm system is a Notifier zoned system.  The building does not meet current codes for 
notification (horn/strobe) devices.  If the building is remodeled, it would need to be brought up to current 
codes.  The existing fire alarm panel may not be capable of expansion.  It is recommended to upgrade 
the fire alarm system. 
 
Upgrade Cost: 
 
 $2.00/sq. ft. 
 
 
 
 
 
 
 
 
 
 




























